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Capital & Counties Properties
PLC (Capco) is one of the largest
listed property companies in
central London. Our key asset

is the landmark Covent Garden
estate. We create and grow
value through a combination

of creative asset management
and strategic investment.
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Who we are

A prime
~ central
LOndOn'
~ REIT

'
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Ab0ut us

A prime cen‘travl London REIT‘driving long-term
value creation centred around our landmark
Covent Garden estate. .

Our purpose

Our purpose is to invest in and create world- .

" class places, focusing on central London. Using

our vision, long-term approach and responsible
stewardship, we deliver economic and social
value and generate benefits for our stakeholders.

Our values

Collegiate, supportive and inclusive

Environmentally and socially résponsible
High performance and entrepreneurial

Innovative and creative

Professional: We act with integrity and
hold ourselves to the highést standards

www.capitalandcounties.com
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Who we are continued

" About Capco

Portfolio Valuafion

£2.4bnt 100% '

' Covent’-Garden \
£1,729m  72%
Shaftesbury Investent
£596m  25%
Lillie Square. -
£86m? 3%

1. Includes Capco's properly interests and its investment in
Shaltesbury shares.

2. Includes Copco's interests in the Lillie Square joint venture
and properties in the adjocent oreo.
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2021 financial results ' _ Covent Garden Portfolio

0 5p . » Lettable space
[ | - - 4 .
Underlyir\g ednings per share . o 1 -1 m sq ft

1.5p | 71 buildings

Dividend per share

212.4p | 503 units

EPRA net tangible assets per share ’

16.5%

Total shareholder return

: 1 -50A) | " : " Covent Ga;den

Portfolio valuation

Total préperty return

£1.7bn

N Financial stréngth\ | . . 'h _ ?olsfiolio by
. ector . q valve
£1.8bn £652m & Retai 04m  49%

¢

Group net assets Access to liquidity

~ - | foodse | 0.2m  25%
£599m 24% .

office 0.2m 16%

1l

Group net debt Group net debt
. ’ to gross ossets

£254m 15%
Covent Gorden net debt Covent Garden
loan to value

>

R;sidential | 0_2m 7%

Iﬂgﬂ

Leisure 0_1m : 3%

. See poge 20 to 21 and 189 where we discuss our alternative
performance measures.

See page 57 to 67 for the financial review.

www.capitalandcountiescom 5
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Our competitive strengths

Our ..
com o et
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Prime assets

A focus on prime central London, centred around the landmark
Covent Garden estate in the heart of London’s West End.

For more on our assets, see page 8.

Experienced leadership

E)iperienced management team with a strong track record of
leading the Group in delivering its strategy.

For more on our leadership, see page 90 to 91.

. Strong capital structure
Resilient aﬁd flexible financing, characterised by low leverage
and high liquidity, together with a disciplined approach to
capital allocation. ‘

For more on our capital structure, see page 57.

Sustainable approach

- Delivering positive environmental and social outcomes that
enhance value for our stakeholders. :

For more on our sustainability, see page 68.

Effective governa'nce,

The framework of oversight, controls and reporting provided by
Capco’s governance structure supports the business and allows
Capco to operate with transparency to achieve its objectives.

For more on our governance, see page 88.

Dynamic, inclusive culture
: High—pérfofmance, inclusive and entrepreneurial culture and ‘

values, reflective of our business strategy where innovation
and creativity are promoted across the business.

For more on our culture, see pages 82 and 94.

www.capitalandcounties.com
~N
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| WorId—cIaSs estate in the
heart of London’s West End.
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- Covent Garden

Portfolio valuation

£1.7bn

Lettable space

1.1m sq ft

1

Units

503

Prime West End
Ipcation

Scale and
concentrated
ownership

Rich in heritage

Global brand .
recognition

D Capco Ownership
[] shatesbury Ownership

The landowners’ map is indicative

" Copco holds o 25.2 per cent interest

in Shaftesbury PLC

www.capitalandcounties.com -
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Operational highlights

2021 year | Spring |
i n reVi ew ) ’ @ Covent Gorden curates o programme of digilal first experi-

ences to bring a taste of the area to everyone ot home

Copco announces its commitment to Net Zero Carbon

by 2030

.

New al fresco dining scheme unveiled with outdoor dining
ovoilable across o number of newly pedestrianised streets

Retoil and ol fresco dining reopens, welcoming occupiers
ond consumers back to Covent Gorden with o street food
festival and "Hello London' sign

@ Vashi opens hew flagship sile and Bucherer opens its new
upsized store, both located in the Royal Opera House
Arcode

Hello London, James Street
April

~s

Autumn

Premium waich brond TAG Heuver signs on Jomes Sreet

Chilo Burman takes over the historic Market Building with
on immersive large-scale light installation

Covent Garden onnounces extension of its ol fresco dining
scheme. Over 1,000 outdoor dining seots remain ovailable
ot restaurants across the estote with Westminsier City Council’
approval and support from local stakeholders

"Working groups estoblished to consider feedback from
employee engogement survey

Experimental Group signs a late night live music and
. . dining concept

@ Giont balloon dog sculptures instolled across the Piozzo ond . ,
Halloween pumpkin market lounched in the Apple Market Market Building art installation by Chila Burman

August )

10 Capco Annual Report & Accounts 2021
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Summer

The Summer Festival, a three-month celebration of live music
and British summertime, lounches on the Eost Piozza

Capco completes the sale of two freehold properties 26-27
Southampton Street and 30-32 Southampton Sireet for
£50.2 million

@ Glossier agrees terms to open its first permanent physical UK
store in iconic location overlooking Covent Garden's Piazza

and Reformation agrees terms 1o open o new flagship store

on King Street )

Ave Mario and Mrs Riot open two new restourants on
Henrietta Sireet . :

R London-born artist Lakweno transforms Floral Street and King
Street and @ month-long programme with the Royal Opero

Al fresco dining, Henrietta Street
i House lounches :

Winter

Covent’ Garden lounches its Christmas programme, with
daily snowfall on the Piazzo and brand partnerships with
LEGO ®, Disney's Frozen and American Express '

Covent Garden's charity ouction roises over £22k,
with all proceeds going to Only A Pavement Away to help
- the homeless :

Ten new brands introduced to Covent Garden including

global apparel brand Uniglo which will occupy o flogship .

store locoted at @ new site combining 1921 long Acre and N
Corriage Hall

Capco completes new £300 million unsecured revolving
credit facility for Covent Gorden . ‘ -

Capco publishes its Net Zero Corbon Pathway and its inten-
tion to join the UN Race to Zero selling out aclivities and
timelines to support our commitment

Capco realises proceeds through disposal of two Covent
Gorden properties, lillie Squore opariments ond receipt of
the final instalment of Earls Court deferred consideration - - November - December

Covent Garden Christmas

. . www.capitalandcounties.corh 1"
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Confident in
long-term growth
prospects

lan Hawksworth
Chief Executive

12 : Capco Annual Report & Accounts 2021

“Covent Garden has had a
strong second half of 2021
and despite the backdrop

"~ of the Omicron variant,

consumers continued to be

. attracted to the West End’s

most vibrant destination. We
are pleased with the strong .
levels of leasing activity and
improving market indicators
which have contributed to a
valuation uplift in the second
half. We look ahead with
confidence to continued

~ progress in 2022 and in the

long-term prospects of the

' Covent Garden estate and

the West End.”

lan H'alwksworth, Chief éxecutive
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Overview

Capco's octions, commitment ond creotivity during the
pandemic have positioned the Company strongly for recov-
ery ond are generating positive results. During summer 2021,
we indicated that the worst of the pandemic may be behind
us and | am pleased to report Covent Garden has had o
strong second half of 2021. Through our successful leasing
strategy, promotional.activities and welcoming pedestri-
anised open air énvironment, Coveni Garden is positioned
os the West End’s most vibrant destination. Despite the
bockdrop of the Omicron variont, consumers continued to
be attracted to the estate in the run up to Christmas. There
was stiong footfoll and: spend with overall soles for the
second half of the year nearing pre-pandemic levels with our
targeted categories including luxury and premium amongst
the highest performing.

“Through our long-term vision,
entrepreneurial culture and strong
balance sheet, we have positioned
the business for recovery and growth.”

lan Hawksworth, Chief Executive ' ) ‘

We ore pleased by the resilience of our high quality
line-up. Converting demand into new leasing transoctions

to a valuation uplift in the second holf. Covent Garden's

" fundamentals and enduring appeal give us confidence in the
long-term growth prospects of the business. We continue to
invest in asset monagement activities which will accelerate
value creation ocross the estate. Among Covent Gorden'’s
key differentiators are its lorgely pedestrionised environment
and the heritoge Piozzo offering secure public areos..We
ore delighted with the confirmation that many of the streets
will continue to be pedestrianised as part of the estote’s ol
fresco scheme offering over 1,000 seats in total.

We hove mode good progress implementing our exten-
sive ESC agenda overseen by the Board Committee. Our
pathway to achieving Net Zero Carbon by 2030, setting
out detailed torgets, was published during the year. As o
long-term steward of the Covent Gorden estate, Copco
recognises the ‘urgent action demanded by the risk posed
by climate change. Copco tokes o holistic approach to
N . responsible stewardship and tockling climate change through
promotion of heritoge retrofilting, energy elficiency and
waste management iniliafives.

Hoving reshoped the organisalion over recent years, we
have continued to drive efficiencies, whilst.maintaining o
very hands-on opproach to management of Covent Gorden
and other invesiments. | would like to thank every employee
: for their commitment ond resilience demonstrated over the
lost yeor.

a

has resulted in a stronger customer line-up and confributed

Capco is very well-positioned financially with access to
substantial liquidity, enabling it 1o ioke advontage of oppor-

" tunities commensurate with strategy. We look chead with

confidence lo confinued progress in 2022 and in the long-
term prospects of the Covent Garden estate ond London’s
West End.

Driving value creation

Qur purpose remains to invest in and create world-closs
places, focusing on ceniral London. Using our vision, long-
term approoch and responsible stewardship, we deliver
sustainable economic and social value and generole bene-
fits for our stakeholders.” ’

Copco has assembled the Covent Garden portfolio over o
period of 15 years. As a long-term steword of the Covent
Gorden estate, Capceo has taken a creotive approach with
strotegic - investment fo establish a world-class estate rich
in heritage ond culture in the heart of London’s West End.
Covent Gorden's scale and concentroted ownership would
be incredibly difficult to replicote making it a scarce and
valuoble real esiate investment.

The Group hos o strategic focus on Covent Garden and
the West End. Capco's investment strategy is to invest in
complementary opportunities on or near the Covent Gorden

- estote. Capco's ambitious and crective cullure promotes

volue creation opportunities whilst maintaining financial and
investment discipline.

Substantially all of the Company's property value is within
prime central london through the Covent Garden business,
which is currently independently valued ot £1.7 billion os
well as the Shaftesbury investment which is valued ot £596
million. Capco hes o strong track record of accretive invest-
ment and oggregation of ownership in the Covent Gorden
area and it is intended that opportunities to expand our
ownership will be pursued in line with ambitions to grow
the business.

Each capitol decision is assessed on its merits including
investment in owned assets, development dnd repositioning
opportunities, accretive acquisitions on or near the Covent
Gorden esfate, opportunistic investments in adjocent oreas,
the disposal of non-strategic assets and distributions to share-
holders as oppropriate.

The Group redlised £133 million of net proceeds in 2021

through disposals, maintaining its disciplined opproach to

investment and capitol management. We have disposed of
non-strategic assets, principally located on the periphery of
the Covent Garden estate. In addition, the final £15 million
deferred consideration from the sale of Earls Court was
received, os well as disposal proceeds in the lillie Squore
joint venture. ) '

During. the year, Copco completed o new £300 million
unsecured revolving credit facility for Covent Gorden,
replacing the previous focility which was due'to mature in
Detember 2022. The new facility is fully undrawn ond in

www.capitalandcounties.com 13



Chief executive's review continued

combinotion with cash deposits, provides the Group with
access fo significant liquidity. In addition, proceeds from Lillie
Square disposals have been used to repay its loon facility in
full. The joint venture is in a cash position of 244 6 million
(£22.3 million Copco share).

Capco has o strong balonce sheel. Group net debt of £599
million resulted in o net debt to gross assets ratio of 24 per
cent, whilst Covent Garden’s loan to value ratio is 15 per

cent and net debt is £254 million. The Boord has set on .

upper limit on balonce sheet leveroge of up to 40 per cent,
represented by the net debt lo gross assels ratio. Although
interest cover covenant waivers in respect of 2021 were
agreed withthe Covent Garden lenders to address interrup-
tion to nearterm income, the interest cover ratio in relotion to
the Covent Garden debt for 2021 was comfortably ahead
of the covenant level.

Notwithstanding disruption to business aciivity caused by
" COVID-19 and certain upward cost pressures, Copco has
reported underlying administration costs under £20 million
for the 2021 financial year. Costs will continue to be closely
managed, however inflalionary pressures are expected to
result in on increase in the nearterm.

Dividend

The Boord is proposing a final dividend of 1 pence per share
generating o total dividend of 1.5 pence per share. Our
objective is to generate superior returns for our shareholders
over the long-term through investment in central tondon real
estate with o dividend policy to be progressed with growth
in underlying earnings.

Improving market indicators

The enduring appeal of Covent Garden was demonstroted
by o graduc! recovery in footfall and trade following the
lifting of measures from April 2021. The roll out of the vacci-
nation ond subsequent booster programme,_ have enabled
the gradual return of footfall, resulting in o return of consumer
ond business confidence as well os more normal pallerns
of activity.

Covent Garden independent valuation 2021

£1.7bn

DocuSign Envelope ID B27B7AA1-BF 42-4B9C-B5C5-3F 72EB12C8E2

Copco has been plecsed by the level of activity with a signif-
icant number of customers noting higher conversion rales
ond larger basket sizes. Overall customer soles ore outper
forming footfall. Footfall for the second halt of the year was
approximately 70 per cent of 2019 levels, however overall
sales in the second half were approaching 2019 levels with
certain categories including premium and luxury outperform-
ing. This has been ochieved in o period with limited inter-
national travel and office occupation which has been offset
by a significant rise in the number of domestic tourists and
Llondoners. This domestic demand ond expected return to
more normal international footfall provides confidence as lo
further rental growth prospects.

Strong leasing momenturn driving
rental growth

Throughout the COVID-19 period, Copco maintained high

occupancy levels reflecting the strength of demand for its -

prime central London real estate. Copco. introduced 16 new
retail and F&B brands to the estate successfully converting
the strong pipeline into leasing transactions. We closely
monitor consumer and retail trends, ensuring our offer reflects
consumer demond thereby positioning us for growth and
ensuring Covent Garden appeals to the customer of the
future as well as the customer of todoy.

Retailers continue to seek space in the best global locations
with complementory businesses and values. Covent Garden
provides a broad ronge of unit sizes and price points,
ensuring it attracts a wide spectrum of retail and hospitality
customers.

Scale ond concentroted ownership provides o number of
benefits including managing a curated customer line-up
of complementary brands. Capco has achieved leasing
success in a number of torgeted cotegories. Luxury brand
TAG Heuer hos agreed terms to open on Jomes Sireet joining

luxury brand Titfony & Co. Bespoke jewellery brand Vashi

opened its new Llondon flagship store while Bucherer hos
opened in o new prominent location in the Royol Opera
House Arcade having doubled the size of its original site.
We are pleased to have signed digitally native bronds
Glossier and Reformation both of which hove chosen Covent
Garden for their new London flagship stores.

Valuation Change

Market Value 2021  Market Value 2020
£m £m Like-fordike!
Covent Garden 1,729 1,825 T 0.6%
Other? 86 7 14.1%
“ Group share of total property’ 1,815 1,942 -1.3%

1. Voluaiion change tokes account of cmorisolion of tenont lease inceniives, capitol expenditure, disposcls, fixed head leoses ond unrecog-

nised trading surplus.

2. Includes Coped's interest in the Lillie Square joint venture ond Lillie Square Holdings Group. :
3. A reconciliation of carrying volue of investment, development ond trading property to the market value is shown in note 16 "Property

Porifolio’
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+16.5%

Total
Shoreholder

Return
+0.4%
Total Return .

+4.6%

Valuation growth

in H2 2021

+3%
ERV growth
in H2 2021

60

New leasing
transoctions
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East Piazza

Global apparel brand Uniglo has ogreed terms to occupy
o new anchor flagship store spanning 22,000 squore feet

-with dual frontage on long Acre and Floral Street. High qual-

ity brands continue to invest in the estate with o number of
new openings including three new restouronts on Henrietta
Street, Ave Mario, Mrs Riot and @ multi-brand F&B concept
3 Henrietia Sireet. Existing customers are expanding their
operations, with the Experimental Group, who are the oper
ators of the Henrietto Hotel, set to open a new late night live
music and dining concept on the Piozzo.

Capeo hos olways token o creative approach, providing
high quality concepis the opportunity to trade on the estate,
which have transitioned into longer term occupation. A
selection of shortterm leases have converted into longer
term opportunities including Kick Game, Floozie and The
Gentlemen Baristos. Covent Gorden continues to ottract
Londen first concepts including Rails, Empresa and Guerlain.

We continue to implement our market leading estate market-
ing and communications strategy. This is enhanced by our
advanced digital channels, partnering with refail and dining
brands as well as, cultural pariners and a progromme of activ-
ity to. promote both Covent Garden and the West End. The
team successhully pivoted our marketing strotegy to capture the
domestic visitor ond hosted an extensive calendor of activities
throughout the year alongside sirategic parinerships with The
Royal Opera House, American Express, Disney and LEGO®.

Valuation and performance

Copco's total shareholder return for the year, which comprises
share price performance plus the dividends poid during the
year, was 16.5 per cent, and total return for the year, which
represents the change in net assets plus the dividends paid
during the year, was 0.4 per cent. )

The total property voluation of the Group declined by 1.3
per cent {like-for-like) in the year to 31 December 2021 to
£1.8 billion. The valuation of the Covent Garden estole
increosed by 4.6 per cent likeforlike to £1.7 billion in the

" second half of the year and there was an overall movement

of 0.6 per cent for the full yeor. The main.contributors to the
growth in the second half were on ERV increase of 3 per.ceni .
on a likeforlike basis 1o £76.2 million, reflecting the positive

_leasing activity and high occupancy levels across the estate,

os well os o reduction of 5 basis points in the equivalent
yield on o like-forlike basis to 3.88 per cent. The valuer's
assumption’ on loss of nearterm income has been reduced
from £11 million to nil.

Underlying net rental income increased by 23.7 per cent
likefor-ike comgpared with December 2020. 60 new leases
and renewals representing £11 million of rental income
completed in the year. EPRA vacancy has reduced to 2.6
per cent (2020: 3.5 per ceni). :

Copco's investment ot Lillie Squore decreased in value by 14.1
per cent (like-forlike) to £86 million at 31 December 2021.

)

www.capitalandcounties.com 1§



Chief executive's review continued

CBRE has undertaken an independent valuation of the
Covent Garden estate. The total valuation of the estate is
£1,729 million ond represents the aggregated value of the
individual properties, with no reflection of any additional
estate premium which potential investors moy oscribe to the
. concentroted ond comprehensive nolure of ownership within
the estate. The predomjnantly freehold nature, concentroted
ownership, scale of the estate os well-as the portfolio mix
- may lead prospective purchasers to regard certain ports of
the portfolio, for example by sireet, to have a greoter value
than the aggregate of the individual property volues.

Sustainability, Environment and
Stakeholders

Capco recognises the urgent responsibility to tackle climate
change and this is reflected in our 2030 Net Zero Carbon
torget. We have o strong track record of supporting our
stakeholders and positioning the estate sustainably. This is
actioned through key initiotives such as our continued invest-
ment in our heritoge buildings, delivery of enhanced pedes-
irionisation and an exlensive greening programme.

We are proud of our passionate and tolented people who
will deliver our ESC ambitions through proactive engogement
and mutual understanding with our partners and stakehold-
ers to create ond maintain a vibront, thriving environment in
which Covent Garden and oll our stekeholders con flourish.

16 ’ Capco Annual Report & Accounts 2021
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Copco has developed its extensive ESC strategy, supported
and overseen by a Board Committee, and commitied to
achieve Net Zero Carbon by 2030. Our sustainability
credentiols and strategy are increasingly o feature of leas-
ing discussions with potentiol occupiers preferring fo locate

. with a responsible owner. We are focused on promoting a

cleaner, greener estate through enhanced air quality, biodi
versily, energy efficiency and wosle management initiatives.

" We will be working even more closely with customers in the

years aheod to help deliver our shared sustainability gools.

Being o good neighbour is important to us and we continue
to focus on our community programme prioritising inifiatives
and charity partners in Covent Garden. This includes the
provision of financial oid supporting homelessness, food
banks ond the elderly as well as hospitelity, cullural ond
retail foundations.

Covent Gorden's extensive al fresco offering was integral
to supporting the recovery of hospitality in tondon’s West
End and we are pleased by the level of local community
support for the extension of this unrivalled scheme. This offer
emphasises Covent Gorden’s position as london's leading
outdoor dining destination and supports our drive to improve
oir quality across the estate.

Net
Zero

Carbon

by
2030

Responsible stewardship
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+8.5% -

Total return on
Shaftesbury
invesiment

£47m

Gross sales from
lillie Square’

Our People

Our people are key to our business, which promotes o culture
of creative passion for Covent Garden to allow employees to
reach their potentiol whilst creating value for our stakeholders.

" Qur people conduct day-to-doy activiiies guided by a core

set of Company values which are to be: collegiate, support-
ive and inclusive; environmentally and socially responsible;
high performance and entreprenevrial; innovative and
creative; and professional, we act with integrity and hold
ourselves to the highest standords. '

We continued to, support ‘our employees through regular
Company-wide meetings, business updates and seminars
focusing on well-being, diversity, equality and inclusion initio-
fives. During the year Capco conducted an employee survey,
which received both very high engagement scores and o
very high response rate of over 90 per cent, as well as high
scores in most areas. The employee survey results demon-
strated Copco’s entrepreneurial and dynamic culture with
stong and positive performance. A number of employee-led
working groups have been established to consider matters
highlighted in the survey results and recommendations will be
brought forward for implementation os appropriate.

Other investments

Our investment in Shoftesbury PLC represents a unique oppor-
tunity fo own a significant stoke in o mixed-use real estate

portholio, adjocent to Cdpco's world-class Covent Garden’

estate. Capco took decisive action in 2020 to moke the”
" investment which has generated a copital return of 19 per
~ cent [before costs) since acquisition and is now also generat:
" ing dividend income. Copco cims to moximise the strategic

and economic value of its investment which wos made ot
on attractive entry price in terms of the implied real estate
value. The invesiment provides the opportunity lo benefit from
the recovery of the brooder West End and is consistent with
Capco's strategy to invest in complementary opportunities on
or near the Covent Garden estate.

The final £15 million of deferred consideration from the

"sole of Earls Court was received in 2021. The Lillie Squore

joint venture continues o progress with the sale of 25 units
completed during the year representing £47 million. Capco
share of lillie Square properties wos volued ot £86 million
ot 31 December 2021 (2020: £117 million), ond the joint
venture is in a cash position of £44.6 million (£22.3 million
Copco share}.

Outlook

Early action has positioned the business strongly to benefit
from recovery. Our successful implementation of leasing,
public realm and marketing strotegies has delivered the
opportunity for growth. Throughout the pandemic our team
has worked hard to mointain high occuponcy. We are
pleosed with the levels of leosing activity ond improving
market indicators which have contributed to a valuation uplift.

We will look to increase investment ocross the estate on repo-
sitioning opportunities to accelerate value creation. Further
to this, we are tracking o number of targeted acquisitions -
in the surrounding orea to expand our ownership. With our

‘strong customer line-up and leasing pipeline, Covent Garden

is well-positioned for further rental growth. Whilst there are
prevailing economic headwinds, the West End economy is
stongly placed to benefit from the continued normalisation
of business and consumer activity.

We will continue to-focus on résponsible stewardship, imple-
menting our ESC strategy ond working to achieve our Net
Zero Carbon target by 2030. ’

Through our long-term vision, entrepreneuriol culture and
strong balonce sheet we have posilioned. the business for
recovery and growth. We look chead with confidence to
continued progress in 2022 ond in the long-term prospects of
the Covent Garden estate and London's West End.

lan Hawksworth
Chief Executive

22 February 2022

www.capitalandcounties.com 17



18

DocusSign Envelope ID; B27B7AA1-

“Purpose, business model and

BF42-4B9C-B5C5-3F72EB12C8E2
strategy '

Driving long-term
value creation

Purpose

Our purpose is to invest in and create world-class places, focusing on central London. Using our vision, long-term approach
and responsible stewardship, we deliver economic and social value and generate benefits for our stakeholders.

Our resources

World-class
Covent Garden
estate

How we deliver

Strong capital

: structure

Strong financial
position ~ N
- Group strategy
As a central london focused REIT,
: Capco creates, grows and delivers

. Responsible value from our assets cenlred around
Experienced stewardship
management

High-performing

team Strategif:
partnerships
Strategic investment.
and capital.allocation
Extensive
stakeholder
. relationships

the landmark Covent Garden estale,
fo deliver superior long-erm fotal
returns for our shareholders, while
bringing benefits o
our stakeholders.

N

.How we measure

Customer at

heart of the
business Financial

indicators

Creative asset

management Non-financial

measures

See poges 20 to 21
to read more.

. Creating value for our stakeholders

IR N 5Ca " = .
@ be Y B @ ©@ ¥ @ [0 EA
i 0—O aB ~o” BgS _ nl In
Occupiers Employees . Suppliers Visitors . Communities - Inveslors Finonce Joint venture Locol Our
' ) providers pariners authorities neighbours
Underpinneg by
Qynacijlc,tI)ncjjlzsze\z/Ciulture . Effective
. andtmbedded Values Governance
See pages-82 and 94 to read more on
our culture, and pages 3 and 19 to read

more about our values.

v
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See poge 88 to read more
on our governance.

Environment, Sustainability
and Community

See page 68 to read more
on our ESC activities.
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Our values

Our values

Our values underpin Capco’s
culture and the way we operate
as a business. They guide our
decisions as we implement our
strategy, creating economic and

_social value for our stakeholders.

We are:

Collegiate, supportive and inclusive

We vaolue colloboration and creativity and treat our
colleogues with respect. We chompion employee well-be- -
ing, and provide o wide range of benefits and initictives
in support of this. We support and promote o range of

" programmes that aim to increose inclusivity and diversity

across our indusiry.

See page 83 for more information.

Environmentally and socially responsible

We aim to make Covent Garden o UK leader in sustoinabil-
ity for heritoge environments ond have a comprehensive ESC

- stategy, oligned fo our corporate volues, under which we

will address climate change, improve air quality, drive inno-
vation, ond support communities ond people. We support
the communities in and eround our properties through collab-
oration, projects and financial support.

See page 68 for ‘more information.

High performance and entrepreneurial’

We have o high-performance and entrepreneurial culture,
ond work together to deliver our stratégy. We ore ambi-
tious for our business and our employees. We have a clear
business model and stategy which explain how we deliver
value for our investors. We provide training ond development
opportunmes to encourage our employees to reach their full
potenncl ’

See page 82 for more information.

Innovative and creative -

- We take an innovative approach to the management

of our assets, seeking creative opportunities to deliver value
for our siokeholders. This approach will help us address
the chollenge of climate chonge through our Net Zero
Carbon Pathwoy.

“See page 40 for more information.

Professional: We act with integrity and hold
ourselves to the highest standards

We expect the highest stondards across the business, from
health and safely, professionol ethics ond corporate govern-
once, to the standards we apply across our property portfo-
lio. We have o range of policies that set out our expectations
to ensure that our employees, suppliers, partners and stoke

holders understand our stondards.

See page 83 for more information.

www.capitalandcounties.com -19
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Key performance indicators

Measuring
performance

We measure performance against key performance indicators which are selected to reflect -
Group strategy. Many of these metrics are performance measures under Group remuneration
arrangements, ensuring alignment with shareholder interests.

@ A performance measure under Executive Directors’ short-term or long-term incenlive arrangements. Read more, including bosis
of calculation, in the Directors’ Remuneration Report from page 106.

[R] Total property return

) Measures gains ond losses on portfolio valuation including

50/0 : : disposals, and rents received less associated costs, including

" ' ground rent. Benchmarked against the MSCI Totol Return All
‘Property Index.

1 year ) (s -
: During 2021, the Group generated TPR of 1.5 per cenl,
: wnderperforming its benchmark of 199 per cent by 18.4
3 years -10.1 ] 6.6 © per cent. {Target: 1.5 per cent per annum outperfprmonce.)

O Copco [ Comporator group

: @ Total return
Measures growth in EPRA NTA per share plus dividends per

0.40/0 » share poid during the year. Benchmarked against @ bespoke

group of peer companies.

1 year . 04 ) The Group generoted fofol return of -12.9 per cent per onnum
yee 108
. : on o rolling three-year basis, underperforming the compaia-
tor group by 5.2 per cent.

. -12.9
3 years 77

{J Capeo O Comparator grémp

|E| Total shareholder return

Measures shareholder value creation (share price movement

16.50/0 plus dividend per share paid during the year). Benchmarked -
. ‘ _against o bespoke group of peer componies.
1 year . E :2’2 The Group generated tofal shareholder refur of -l?.()kper
: . cent per annum on o rolling three-year basis, underperform-
ing the comparator group by 11.5 per cent.

* =126
3 yeors ' T3

O Capco [ Comparator group

Other measures

We also measure performance against o range of olher financiol and nonfinonciol measures |nclud|ng health ond safety record, HR statistics
ond environmental targets, and are proud to hove received the following environmental accreditations:

Read more within our Responsibility reporting from page 68.

20 Capco Annual Report & Accounts 2021
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S

[R] Underlying earnings per share

: Meosures income generotion and cost control. -
3
0l5p . During 2021, the Group generated urderlying EPS of
: : 0.5 pence. )
2021 0.5
2020 -0.7 ’
2019 . : 110

[E] Net tangible assets per share

Measures the net asset value attributable to each share in
21 2.4p o the Company. .

NTA per share os ot 31 December 2021 was 212.4 pence,

2021 | | 2124 . an increase of 0.2 per cent from 31 December 2020.
2020 | - ] 2121 -

2019 | ] 292.9

Underlying net rental income (Covent Garden)

) Measures gross rental income less property, service charge
£5 2 .1 m ond expecled credit losses.

Covent Garden underlying NRI for 2021, excludi'ng the

2021 | ] 521

impact of impairment of tenont lease incentives ond lease

2020 | ] 441 ’ modification costs, was £52.1 million, a 18.1 per cent
] increase or 21.6 per cent increase on a like-forlike bosis.

2019 | Jer.s Covent Gorden NRI for 2021 wos £46.2 million, on

increase of 183.1 per cent from 31 December 2020. See
note 2 ‘Segmental Reporting’ for reconciliation to IFRS NRI.

www.capitalandcounties.com
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Principal risks and uncertainties . .

 Effective
risk management -

Risk Management

The Board has overall responsibility for Group risk manage- Risk.manag'ement-structure
ment. It defermines its risk appelite and reviews principal risks : . .

ond uncerlainties regularly, together with the aclions taken

to mitigate them. The Board has delegated responsibility for ’ Board
!he_ rev:ewlof the odequacy and effec?lsveness _°f the Graup's Overall responsibility for risk framework and internal control
internal control framework 1o the Audit Committee. Delermines its risk appelite
Risk is a standing ogenda jtem ot all monagement meetings. . Ongoing review of contro effeciiveness
This gives rise to o more risk owore cullure and consistency
in decision-making across the organisation in line with the |- “ Audit \/ ‘Executive Risk
corporate strategy ond risk oppetite. All corporate deci- Committee Committee
sion-moking takes risk into account, in o measured way, L K

. RN o Monitors inlernol Executive level management
while continuing to drive on entrepreneurial culture. s

control framework forum for the review and

discussion of risks, conlrols

The Executive Directors are responsible for the doy-to-day
- ond mitigation measures

commerciol and operotional activity across the Group and

are therefore responsible for the manogement of business - .
Reports to Board on its work

, fisk. The Executive Risk Committee, comprising the Executive and conclusions
Directors, the General Counsel, the Group Financial
Controller and the Director of Sustainability and Technology, ] i . \/
is the executive level management forum for the review and
discussion of risks, controls and mifigation measures. The Senior management team

corporate and business division risks are reviewed on o regu- deniif d risk

: A ) n
lor basis by the Executive Risk Committee so that trends and Coem;jli?:scgr o::::jkgre: gr;; esr
emerging risks can be identified ond reported to the Board. Implements miligation measures

Senior manogement from each part of the business iden-
tify and manage the risks for their areo or function and
complete and maintain o risk register. The severity of each

Reports to Execulive
Risk Committee

risk is assessed through o combination of each risk’s likeli-
hood of an odverse outcome ond its impact. In-assessing
impact, consideration is given to financial, reputotional and
regulotory factors, and risk mitigation plons are estoblished.

A Hull risk review is undertaken annually in which the risk Risk Appetite Statement
registers ore oggregated and reviewed by the Executive Risk The Boord has' set the Group's risk appetite statement to
Committee. The Directors confirm that they have completed provide guiding principles to support decision-making ot
o robust assessment of the principol risks foced by the both o Board and Senior Manogement level. The Group risk
business, assisted by the work performed by the Executive appetite stotement is reviewed ond updated by the Board of
Risk Committee. oppropriate intervals and in any event on an cnnual basis. -
) The Group risk oppetite statement has been communicated
. 1 internally to Senior Management who are responsible for

incorporating the idenlified principles in decision-making.
The Group's risk appetite statement is as follows:

“We use our expertise in property investment and develop-
ment and our commitment fo o strong bolonce sheet to toke
commerciol risks in o-measured way so thot we are able
to deliver sustainoble growth and longterm market leading
returns for our shareholders.

We are risk averse in relation fo the impact of our business on
the environment and on the health ond safety of our people
and the public and it is o key priority for us that our busi-
ness operates in compliance with lows, regulotions and our
contractual commitments.”

22 Capco Annual Report & Accounts 2021
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Risk Appefite Scale )
Risk Appetite Criteria Risk averse ] Risk neutral Risk aware
. The Company is cautious and The Company tokes a balanced The Company is willing to take
Risk-taking in pursuit of strategic objectives - tokes os litle risk as possible opproach to risk taking greater than normc?risks
Principal Risk >
Economic condilions ‘ o
Funding ]
Political climate (]
Calaslrophic external event o
People o
Health & safety o
Compliance with low, regulation and contracis o
\ Climate change o
leasing and assel monagement ®

o

Planning ond development

.

Risk outlook

The activity of the Group has positioned our business to
emerge strongly as markets recover. As defined within the
risk appetite statement the Group has remained risk averse
to the impact of our business on the health and safety of its
people and the public which has been regularly tested over
the course of the lost two years. The business has responded

. wellto this challenge, working closely with stokeholders ond

customers to operate in a safe and considered manner and
utilising the open oir noture of our Covent Garden estate.

The COVID-19 pondemic brought about unprecedented chal-
lenges ond disruption fo the brooder economy, the Group's
tenants and business. Additionally, due to the timing of the
pandemic it is difficult t& quantify the full effects of Brexit
or disassociate the impact of these two significant evenis.
Understanding the effects of the pandemic and Brexit ds well
os the impact on the business and the morket remains criticol
and the Boord continues to monitor this carefully.

COVID-19 resulted in a significont reduction in levels of foot-
fall and activity across the Covent Garden estate, significantly,
lower levels of international travel, lower levels of physical
office occupation and changes in tenant and consumer
behaviour. The significant reduction in visitor numbers and
store revenues for tenants has led to a large number of them
experiencing cash flow pressures and, in tumn, a reduction
in the Group's rental collection rates. Challenging occupier
and investment market conditions, particularly in the rétail
ond F&B sector, have had o negative impact on properly
valuations, rental values and income.

.

The long term impact of COVID-19 on the future demand for
and use of lettable space, evolution of consumer behaviour
(including an acceleration of trends in online shopping) and
iravel patterns could hove further implications for the recl
estate morket ond the Group's portfolio. In view of the unpre-
dictable noture of the pondemic, the evolution of legislative
ond policy measures such as the removal of government
support measures ond other government guidance will be
monitored closely together with the impact of related emerg-
ing risks. Throughout the year, os restrictions were lifted and
customer trade conditions improved, renial collections have
increased resulting in an increase in property values in the *
second holf of the yeor.

During the course of the COVID-19 pandemic, the Company
has prioritised the health and sofety of its people, customers
ond visitors, while working co-operatively and in o co-or-
dinoted manner with stakeholders to protect and promote
Covent Garden and the West End, encouraging o refurn of
footfall to more normalised levels over time.

A COVID committee was estoblished early on in the
pondemic to help co-ordinate the Company's response and
octivities. The committee, led by the Chief Executive ond
comprised of senior manogement and those responsible for
key areas of operational activity, plus additional groups set
up to monitor and manage the impact of COVID-19 on the
business, met regularly to discuss issues surrounding COVID-
19 and the impact on the business, and opprove decisions
* ond actions promptly. In addition, the leadership teom ocross
the business has discussed relevant matters as o group on @
very regulor basis since March 2020. The Board regularly
receives updates and has convened regulor additional meet-
ings as required, in order 1o provide appropriate oversight and
governance. Our risk assessment on COVID-19 remoins that it
is not @ separate principal risk but rather an overarching factor
which has o significant impact on all of our principal risks.

www.capitélandcounties.com 23



Principal risks and uncertainties continued

Our focus has been on implementing oppropriate measures
on ¢ limely bosis to mitigate this impact. Included within the
description of each principal risk is a summary of the qmpoct

of COVID-19.

In recent years the UK hos experienced heightened economic

and political uncertainty after voting to leove the EU from
31 January 2020 and completing the transitional period on
31 December 2020. Uncertainty remains in particulor in
“ relation to longetm international trade orrangements ang
the overall impact on the-UK econamy.

Whilst the impact on our business and the market remains
uncertoin, the Board continues to monitor this carefully ond
has assessed risks to the business that moy result. The main
areas that may offect the Group directly are:

'~ the impact on the london and UK economy, including
exchonge rate volatility and potential dlsruphon in the
financial markets; and

— the impact on current and prospective tenants, for

instance management of their inventory ond supply
chain, labour shortages, toriffs or other barriers, and the

impact on consumer demand (for example due to travel *

. disruption) leading to reduced rents and capital values.

Strategic priorities and risk

‘DocuSign Envelope ID: B2787AA1-BF 42-4B9C-B5C5-3F72EB12C8E2

The current economic backdrop is characlerised by rising
inflation and higher interest rotes with polential impocts on
voluations, funding, cusiomers and consumers. Comparing
to 2020, whilst the challenges ond disruption caused by
COVID-19 have reduced, risks remain and the bockdrop
remains challenging.

During 2020, the Group acquired o 25.2 per cent share-
holding in Shaftesbury PIC {“the Investment”). Due to the listed

“ nature of the Investment, the market price of Shaftesbury PLC

shares may be volatile and subject to wide fluctuations as
o result of o variety of factors, including, but not limited to,
Shattesbury PLC's operating resulls, financial position, perfor-
maonce or prospects. -

Although the Group owns a minority interest, the Investment
represents o maleriol proportion of the Group's value. The
terms of our invesiment do not provide us with the ability
to influence the strofegic direction of Shaftesbury PIC, or
its financial ‘or operating performance, as our influence is
limited to the extent of our voting rights over matters requiring
opproval of Shaftesbury PLC's shoreholders. The interests of
other shareholders:in Shaftesbury PLC may not olwoys be
ohgned with those of the Group

Risks
Corporate, see page 26 * Property, see page 30

Our group strategy
All of the principal risks and uncertainties have been mapped lo the most relevont strategic priority

@ @ ® ‘
Customer at the heort ‘ Creative assel Strategic invesiment and ’
of the business monagement ‘capital allocation

® | ® . ®

Skrategic Responsible Strong capital
partnerships stewardship shructure
Underpinned by

Dynamic, inclysive culture o  Effective Governance ® Environment, Sustainability and Community
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The operational and business risks faced by Shaftesbury PLC
are similar to those foced by the Group which are set out in

_the principal risks tobles, but the steps taken to oddress and
respond to ony such risks by Shoftesbury PLC are outside of
the control of the Group.

A summary of the potential impacts on our principdl risks as
well as the measures we hove put in place to mitigate these
impacts is set out in the principol risks tobles.

Emerging risks i
The Group monitors its emerging risks and considers mitigat-
ing actions which the Group currently deploys and could
deploy with regards to these emerging risks. Emerging risks
include the longerterm implications of COVID-19 including
on consumer behaviour and changes to the way in which
real estote will be used in the future, and how lease orrange-
ments are structured, as well as changes to tox ond economic
policy impacting real estate (including capital gains, VAT and
other sales toxes, slamp duty and business rates).

-Principal risks overview

Principal risks and uncertainties
The Group's principal risks and uncertointies, which are set

- out on the following poges, are reflective of where the Board

hos invested lime during the year. These principol risks are
not exhaustive. The Group monitors @ number of additional
risks and odjusts those considered ‘principal’ os the risk
profile of the business changes. See also the risks inherent
in the compilation of financial information, as disclosed
in note 1 ‘Principal Accounting Policies’ within “Critical
accounting judgements and key sources of estimation and
uncertainty’. '

Change in the yeor

Corporate

Economic conditions

Funding

Political climate

Colosirophic external event

People

Healih and safety

Compliance with low, regulations and contracls

Climote change

Property

leasing and assel management

‘Planning and development

Q0000|000 |00

key @Increcse @ Stoble @Decreose
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Principal risks and uncertamtles continued

’

Corporate

Economic conditions

Decline in reol estate valuations due lo macro-
economic conditions”

@ Impact of higher interest rates
’ Decline in fair value of listed invesimenis held

Relalive aitractiveness of other assel classes -

@ or locations

Inability of the Group to adopt the appropriate
siralegy or lo react to changing market condilions
or changing consumer behaviour

Inflationary pressures on operoting cosls

Impact on strategy )

Reduced relurn on investment and development
. properly

. Reduced retun on listed invesiments

Higher operaling cosls

Higher finance costs

Reduced profitability

Mitigation

Focus on prime assels

Regulor assessment of investment market conditions
including bi-annual external valuations

Regular strolegic reviews

Strategic focus on crealing retail-led destinations
and residential districts with unique allributes

Context and actions taken
The Group focuses on prime assels in lhe West End of london primarily in the relail ond
hospilality sector.

Due Io Iravel resrictions and changing consumer behaviour the geographical and asset
class concentration risk resulted in an increosed risk in 2020. As restrictions have lified
during 2021, footfoll ond spend have contlinued lo improve with cerlain cuslomers
irading in line with or in excess of 2019 levels.

Through regulor dialogue with our tenanis we are able o understand their financial
position and consider providing support where appropriate. Rental support hos mainly
been provided to retail and hospitality tenants experiencing cash flow pressures, with
rental agreements being adjusted on a case-by-case basis to include deferrals ond
turnoverlinked arrangements where appropriate. Following the relaxation of restrictions
we have seen o gradual return of footfall, resulling in o return of consumer and business
confidence as well as more normal potierns of activity.

We remain in close dialogue wilh local authorilies to understand future plans and
work conslructively to position the estate in the best possible manner to benefit from a
recovery.and prosper over the medium term.

The Group has had a long-term focus on maintaining o strong balance sheet, with
sufficient liquidity, and continues to do so 1o ensure it is able to wslhslcnd market
volatility ond take advanioge of opporiunities.

Limited business interruption insurance was held by the Group during the early stages
of the pandemic. An assessmeni for applicability to the pandemic’s impact on rent .
recovery is on-going. During 2021 we have seen a conlinued trend of increasing
insurance premic and reduced risk appetile from insurers in !he markel and we expecl
this 1o confinue into 2022, - .
Extensive forecasting, siress festing and modelling of various scenarios hos been
undertoken, including sensitivities arising from the pondemlc io help plan for future
impacts on the business.

Funding

lock of availability or increased cost of debl or
equity funding

Requirement to refinance or repay earlier than
malurity on cerlain debit facilities, leading 1o a
potential loss of control of underlying assets
Impact on strategy

Reduced financial ond operalional flexibility

@O

tncreased cost of borrowing
Constrained grox;vlh, lost opporiunities
Mitigation

Maintain appropriate liquidity to cover
commitments

Target longer and staggered debt malurities, and
diversified sources of funding

Consideration of early refinancing
Covenanl headroom monitored and stress tested

Fixed rate financing and derivalive conlracts to
provide interest rate protection

>

Context and actions taken
Finoncing acliviies and compliance with the Group's loan covenanls without the need
to utilise the loan waivers that were agreed last yeor has resulted in a stable funding risk
position. ,

Funding, debt and treasury metrics are monitored on a continual bosis with o focus on
preserving liquidity and capital. Extensive forecasting, siress testing and modelling of
various scenarios has been underlaken, including sensitivities arising from the pandemic
to help monitor any impact on debt covenanis. Alhough interest cover covenant waivers
in respect of 2021 were agreed with the Covent Garden lenders 1o address interruption
to nearterm income, the debt covenonts were comfortably met.

A downside scenario has been analysed in conneclion with the going concern
assessment, details of which are set out in note 1 ‘Principal Accounting Policies” within
"Going concern’ The financial stolemenls hove been prepared on a going concern
basis.

Key @lncrecse e Stable ©.Decreose
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o

'

®
®
O

Political climate

Uncertain political climate and / or changes lo
legislation and policies

Disruption from completing the iransition period
of leaving the EU could result in an averse impact
on business and consumer confidence, increase
material cosls, prolonged supply chains and
reduced labour supply

Impact on strategy

Inability to deliver business plon or a structural
change to the business plan impacling returns or
capifal values

Reduced renlal income and/or capilal values as -
tenants could suffer staff shortages, increased
import prices, longer lead fimes and lower
availability of stock

Mitigation

Monitoring proposals and emerging policy

and legislation, with industry lobbying where
appropriole

Engogement with key stokeholders ond politicians
Diversified occupiers with limited exposure to ony
one markel :

Context and actions taken

The economic and polifical uncertainty surroundmg Brexit remains and the risk associaled
with this has been heightened as o result of the uncertainty and global impact of COVID-
19. The evolution of natioria! and local legislation and policy is also monitored closely.
As part of our budgeting and forecasling process we have considered the impact of
changes to legislation and policies from COVID-19 and Brexit, where known, and
continue to monitor this in light of the current situation.

@0

Catastrophic external event

Such os a terrorisi attack, nalural disaster, health
pandemic or cyber security crime

Impact on strategy

Diminishing london’s status

Heightened by concentration of invesiments
Reduced renial income and/or capital values
Business disruption or domage lo property
Reputational domoge

Mitigation

Terrorist insurance

On-site ond cyber security

Healih and safety policies and procedures _

Close liaison with police, National Counter
Terrorism Security Office [NoCTSO) and local
authorities

Regular staft troining and briefings

Context and actions taken

The Group's assels are concentrated in Central London, which also heighiens the risk of
on external event. It is therefore important that the Group mainlains recommended levels
of insurance ond implements effective security ond health and safety policies.

The COVID-19 pandemic is a global crisis which has brought about unprecedented
challenges and disuptions lo our customers and visitor numbers. The Groug's priority
throughout the pandemic has been the health and safely of the Group's people, tenants
and visitors. Additional cleaning ond security measures have been implemented and
deployed across the Group's estale and offices and other iniliatives hove been pursued
including al fresco dining and pedestrianisation 1o enable social dlslcncmg ‘

There has been a gradual return lo working from our offices on the estote but a degree
of hybrid practices ond working from home remains. A review of cyber security wos

performed in 2020 1o ensure appropriote controls are in place and ensure that all

employees remain vigilant fo potential risks.

7
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Principal risks and uncertainties continued

Corporate continued

S,
®

®
@

People

Inability to retain and recruit the right people and
develop leadership skills within the business

The Group has a relatively fimited headeount,
resulling in key person risk

Impact on strategy

Inability to execule siralegy and business plan '
Constrained growth, lost opportunities

Pressure on corporate costs

Mitigation

Succession planning, performcnpe evalualions,
training ond development

long-erm and competitive incentive rewards

Flexible and modern working practices

Context and actions taken .

The success of the business is down to a dedicated team of skilled and talented
individuals working collaboratively together. The health and well-being of our people
is of the ulmost importance including the abilily to creale a culture and environment
that allows each person to grow, develop and perform 1o the best of their abilities.
The pandemic has resulted in reduced in-person working and has seen shifls in the
wider employment market where there have been record market job vacancies ond on’
increase in those deemed inaclive, neither in work nor looking for employment.

During the pandemic as a result of restrictions, employees had to be flexible and
embrace working from home during periods of lockdown. Risk assessments were
performed for all employees to ensure they were well equipped and able 1o work from

"home eftectively. Government guidance has been followed wilh regular contact with

staff 1o ensure well-being. The Group's offices were made COVID secure in readiness
for a return 1o normal working praciices. Government guidelines are being followed

as employees relurn o normal working practices including rotos if required to enable
physical distancing. The majority of our people returned 1o the office during times where
restriclions were eased.

There remains o risk of illness across employees, management or service providers
which would disrupt the day-to-day activities of the Group's business and runaing of
the eslate. Revised team communication siralegies have been implemented lo ensure
managers can adequately supervise and support employees working from home.
Business continuily plans for both employees ond service providers, including
introduction of external resources if required, and other policies have been reviewed
logether with HR policies, technology and communication where appropriate.

Recruiting ond on-boarding policies have been adjusted where necessary to ensure
thal the business«is able to continue 1o atiract, develop and retain the best possible
resources. - .

We conlinue to monitor closely employees’ menial and physical well-being and the
health and sofely of our employees and service providers remains a top priority with
regular seminars and webinars‘from external experls. Risk assessments for returning o
the office have been underlaken with all employees, together with briefings on COVID-
Secure measures.

- ®
®

Health and safety

Accidents cousing loss of life or very serious injury
to employees, conlractors, occupiers and visitors to
the Group's properties; or near misses of the same

Impact on strategy

Prosecution for non-compliance with legislotion

Liigalion or fines

Repulolional damage

Distraction of management

Mitigation

Health and safety procedures across the Group

Appointment of reputable coniractors

External consultants dndertake annual audits+in all
. locations ’ .

Adequate insurance held to cover the risks inherent

in construction projecls

Health and safely training programme in place for

all relevant employees

Context and actions taken
The health and safety of our people and the public is a key priorily. The Group works
closely wilh its sickeholders lo miligate health and salfety risks.

During the pandemic, and in particulor during the large part of the firsthalf of the yeor,
there have been various closures of all non-essentiol relail premises and requirements
for employees to work from home. Health ‘ond safely risks ond evolving guidelines and

{egislation have been taken inlo account across the business.

We have worked closely with our tenants to safely‘and securely close and subsequenily
reopen non-essenlial relail premises in line with Government guidonce. We have

also ensured the health and safety of our residential tenonls through measures such as
increosed cleaning of communal areas and closure of certain facilities.

As the Governmenl reslriclions eased during 2021, and occupancy and foolfall levels
on the estate increased, efforts remain.focused on ensuring that the estate is well-
posilioned as tenanis and consumers have relurned.

Health ond safety protocals have been implemented across all of the Group's assets
ond offices. This includes signage ond measures acioss the estate and throughout our
offices to keep tenants, customers and employees aware and saofe.

We have pedesirianised cerlain ateas of our eslate Io ensure safe social distancing can
be mainlained.

Key @ Increase eSmble @Decteose
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Compliance with law,

regulations and contracts

Breach of legislation, regu|ohon or contract
Inability to monitor or onhcnpole legal or regulatory
changes

Exit from REIT regime due o non- comphonce with
REIT requirements )

‘Impact on strategy

Proseculion for non-compliance with legislation
Litigation or fines ‘ '
Reputational domage

Dislraction of management

Mitigation

Appoiniment of external advisers lo monitor

changes in law or regulation

Members of staff attend external briefings
lo remain cognisont of legislative and -
regulatory chonges

Context and actions taken
Compliance with law, regulation and conltracls remains a key priority for the Boord

Measures to respond to COVID-19 include the imposition of new legislotion, regulations
and requirements for our people, customers and visitors, which have an impaci on maiters
such os recoverability of rents, health and sofety and other matiers. The COVID commiltee
ond additional working groups set up to monitor and manage the impact of COVID-19 on
the business have been meeling regularly io review emerging legislation and requirements
and regulorly communicoled these o the business and employees, ensuring timely
implementation. Formal prolocols have been put in place and communicated across

the various slakeholder groups o ensure everyone is aware of the new legislation and
requiremenis. .

Reduced rental income as a result of COVID-19 has made it more challenging for the
Group to meet the REIT requirements, without some dispensation from HMRC. We remain
in close communication with HMRC regarding our REIT sialus, the Group's ability to
comply with the requirements and the approach which HMRC will lake in relation 1o o
breach of the REIT conditions resulling from COVID-19.

@O0

Climate change

Physical impact on our assels from rising lemperalures
or other extreme climate-reloted event such as flooding

Transitional challenge of increasing and more
onerous compliance and reporiing requirements,
as well as relrofitling, insuring or leasing our assets
in a heritage environmenl on an appropriale
whole fife carbon basis

Inability to keep pace with customer and consumer
demand for proactive action to manage and
mitigate climote-related risk

Impact on strategy

Reduced capital values or business disruption,
reduced income through disruption

Increased operating cosls to meel reporling and
larget melrics and compliance. Increased capital
costs of retrofitting, or inability fo resolve lisied
building or plonning challenges, leads to buildings
becoming carbon stranded

Reduced income through lower rents and longer
void periods due to reduced tenant demand

Mitigation
Board and management ESC Committees

esfablished 1o manage climale-related risks and
opporiunities and Sustainability-team in place

Net Zero Carbon commitmeni by 2030 backed
by published Net Zero Carbon pathway. For
more delail on the mitigation measures in place
for climate risk, please refer to the Group's TCFD
disclosures on pages 76 Io 78 as well as the
Group's Net Zero Carbon Pathway

Aclive managemeni plon with external reporting
via recognised indices and benchmarks, including
EPRA, CDP ‘and GRESB

Continued engagement with planning stakeholders
lo preserve herilage buildings, while enhancing
‘environmental performonce

Pro~ochve customer ond consumer engagement
programme and setling of appropriale climate
related torgets on both developmeni and operalions

Context and actions token

Capco believes in laking a responsible and forward-looking approach to envnonmenlcl
issues and the principles of sustainabilily. We recognises the urgent responsibility to
tackle climate change and this is reflected in our 2030 Net Zero Carbon loiget. As o
long-term steward of the Covent Garden estate we understond the benefits of a strong
track record of restoring and celebrating the heriloge of the Covent Garden estate
through considered refurbishments and developments.

During 2021, consistent with 2020, there hove been periods where we have had o
reduced obility 1o access the estate to implement planned carbon reduction measures
and reduced customer engagement on environmental matters due to focus on their
own COVID-19 related business challenges. However, long term plonning and

‘mobilisation of asset by assel carbon mitigation strategy continued and implementotion

of appropriate measures where slill on site. A bespoke approach to COVID-19 support
has beeq undertaken by the Group with its tenants, which will encourage climate-
related engagement following the lifling of government restrictions.

www.capit'alandcounties.cbm 29
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Principal risks and uncertainties continuad

Property |

s

o
®
®
®

Leasing and Asset managemerit

Inobility to achieve target renls or 1o atiract targel
tenants due to market conditions

Compelition from other locations/formats

-Impact on strategy . .

Decline in tenant demand for the Group's
properties

Reduced income and increased vacancy
Reduced return on investment ond development
property

Mitigation

Quality tenant mix

Sirategic focus on crealing retail destinations

_with unique oliributes

Context and actions taken

We iake measured risks by using our expertise in place making and creative and active
asset management to deliver long ferm volue through rental growth and atiracting new
lenants.

The mojority of retail and F&B tenants were closed for business or operaled on a very
restricted basis in eorly 2021. This hos had a significant impact on leasing aclivity and”
rent collection. However, throughout the COVID-19 period, Capco mainiained high
occupancy levels reflecting the strength of demand for prime central London real estate.

Although the Group has lorgely kept leases siructure on a quarterly in advance basis
we are aware thal evolving lease siruclures may also have an impact.on underlying
property valuations and rental income. In addition, the impact of Brexit and the
pandemic on tenant demand and supply chains os well gs inflationary pressures is also
kept under review.

As a long-term investor in the eslale, the Group took early action to ensure the safety
ond security of Covent Garden whilst also providing support on a case-by-case basis
lo customers experiencing cash flow chaollenges as a result of COVID-19. Bespoke
solutions hove been agreed which include rent deferrals, rentfree periods and other’
arrangements reflecting the finoncial position of each customer. This has confinued
during 2021 following the restrictions in the firsi quarter of the year however we expect
a lower level in the future os a result of our tenanis being open for irade following the

_continued reloxation of restrictions inlo the summer monihs. For certain tenants which

are experiencing shortterm cash Hlow issues, rental agreements have been linked to
lurnover for certain periods in exchange for other provisions such as lease extensions.

. . .
We have a focused leasing ond markeling strategy, ensuring the business is well-
positioned 1o benefit from a recovery and prosper over the medium and long term.
We conlinually engage with our suppliers to understand their ability to meel our
demands during this chollenging fime. :

@@(D

Planning and development.

Unfavourable planning policy, legislation or
action impacting on the ability to secure planning
approvals or consents

Decline in returns from development due to markel
conditions or increased construclion costs or
delays

Impact on strategy
Impact on lond voluations and realisation

tower developmenti returns due o lower sales
proceeds, higher cosls or deloy

Mitigation
Engagement with local and national authorities

Pre-application and consultation with key
stakeholders and landowners

Engagement with local community bodies
Focus on prime assels

Regular assessment of market conditions and
development sirolegy

Business siralegy based on long-term refurns

Professional teams in place to manage cosls
ond deliver programme

. Context and actions taken

We look for opporiunities to create or enhance value in our portfolio through the plonning

" process, cognisant of the risks butusing our experience and skill lo deliver our objectives. -

We.seek lo create value in our lond holdings by underlaking strategic invesiments and
partnerships, land enablement, reclisation of value and selective development. -

Given the broad implications and evolving nature of Ihe pandemic and its economic
implicalions, there is an increased risk of misalignment of ob|ecl|ves with stakeholders ond !
business pariners.

Higher than anticipated reductions in residential sales pnces as a result of the pondem:c

"might deliver lower returns on units not yel sold.

Capco maintains strong relationships with stakeholders and is in regular communicofions
to understand priorities.

We conlinue to model various pricing points for future sales and continue to monitor this in
light of the current situation.

Key @lncreose e Stoble @Decreose
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Viability statement

The Directors hove considered the prospects of the Group
over the three-yeor period to December 2024. With contin-
ved uncerlainties resulting from COVID-19, the Directors have
determined that this remains an appropriate period over
which to provide the viobility statement os it is the period
covered by the lotest business plon which iokes into account
the Group’s current position, group financial forecasts and the
potential impact of the principol risks set out on pages 22 to
30, including the impact of COVID-19.

In making the assessment, the Directors hove taken account
of the Group's resilient financial position, access o substan-
tial liquidity, the Group's ability to raise new finance, and the
low level of capital commitments together with the flexibility
of future expenditure. Actions token in 2021, including the
refinancing of the Covent Gorden revolving credit facility and
asset disposals have further enhanced financial flexibility and
liquidity. The Compony has o strong bolance sheet with net
debt to gross ossets of 24 per cent and gccess to substantial
cosh and undrawn focilities, amounting to £652 million os ol
31 December 2021. The Covent Garden net debt position is
£254 million ond there is substantiol headroom against the
Covent Garden loan to value covenont with the current ratio
of 15 per cent compared to the upper limit of 60 per cent.
The business plan considers the Group's cash flow, cdpital
commitments, financial resources, debt covenants and other
key finan¢ial risks.

The Board remains confident in the longerm fundamentals of
its prime central London focused investments and expects the
impact of the pondemic will reverse over the medium-term.
Following the effective vaccination and booster programme,
there has been on encouraging trajectory in operational
metrics with footfoll and sales growing. This recovery has
been reflected in improved rent collection and strong leos-
ing activity across the Covent Garden estote. However there
* remains uncertainty for the Group's hospitality, retail and leisure
tenants in parlicular focing economic challenges from supply
chain and staffing pressures. Nevertheless, over the COVID-19
period, the Group has successfully mointained high occuponcy
levels by supperting its tenants. Further substontial support
would lead to o reduction in cash flows and fo o lesser extent
in earnings, depending on the nature of the rentol support
granted. No new funding is expected to be required due to
the Group's significant cash reserves ond access to undrawn
facilities. The key assumptions for the viability scenario are
set out below. These ossumptions were also subjected to an
extreme downside sensilivity analysis, assessing the Group's
eornings, fiquidity and debt covenant compliance.

The Directors’ conservalive scenario for the purposes of
viability analysis is based on a number of specific assump-
tions, including:

iy

— A gradual recovery in business and consumer sentiment

— Gradual recovery in footfoll and sales returning 1o pre
COVID-19 fevels by the end of 2023

— Continued recovery in rent collection rafes in response
to improving footfall and consumer confidence and
spend

— Increased vacancy levels in 2022 reflei:ting
macroeconomic uncertainty, lower levels of footfall,
supply chain and staff pressures, and potential failures

"~ Increased levels of irecoverable property and service

charge costs

— lease terms being more favourably weighted towards
" tenants, which moy include increased tenant incentive
pockages, longer rent free periods and increased
copital contributions, particulorly for retail, hospitality

ond leisure space '

- No materiol acquisitions and modest levels of capital
expendilure

Alf of the Group's risks could have an impact on viability.
Climate change is considered by the Directors to be an
urgent issue and investment will be required to enhance the
environmental performance and to meet the commitment to
ochieve Net Zero Carbon by 2030, but the costs onticipated
within the viability period are not expected to be signifi-
cont. The impoct of climate change risks within the viability
assessment period is expected to be limited. Interruplions to
trade from severe weather evenis are possible but would be
consistent with impact considered in the extreme downside
assumptions. :

The Directors consider the key principal risks that could
impact the viability of the Group to be Economic condi-
tions, Cotastrophic ‘external event, Funding and Leasing. The
Directors ploced particular emphasis on those risks which
could result in reduced income ond asset volues or a short-
foll in liquidity. Sensitivity analysis was carried out which
involved flexing @ number of assumptions to consider alter-
native macroecononiic conditions and the impact of these
principal risks both individually and in combination.

www.capitalandcounties.com 31



Principal risks and uncertainties continued

The Group has also considered on extreme downside
scenorio with substontial declines in rental income and asset
values:

— The projections represent a reduction in fqrecgst net
rental income (including impairment of tenant incentive
balances and impact of lease modifications) of
approximately 25 per cent on average across the three
yeor period, with this reduction weighted towards the
first half of the viability period, compared to 2019
pre-COVID-levels. It is anticipoted that there will be a
gradual improvement in net rental income during the
viability period.

— A further cumulative decline in property valuations of 40
per cent compared to the December 2019 valuation.

The Group has sufficient cash reserves and undrawn facili-

ties to meet debt maturities during the viability period. The

RCF facility which is currently fully undrawn has o three year
ferm with two one-year extension options. It is cnlicipo}ed
the extension will be exercised or a similar form of finonc-
ing will be put in place. The £125 million secured loan
matures in December 2023 and £132.5 million of private
placement debt motures in 2024. In addition, the Group
hos stress tested reduced availobility of debt funding. This
onalysis was carried out to evoluote the potentiol impact of
cerfain principal risks materialising, in porticulor to stress fest
the Group's financing covenants. There is sufficient head-
room within the Covent Garden loan to value covenani to
withstand a significant reduciion in the property valuation
before a breach would occur. Notwithstonding the extended
closure of non-essential retail and hospitality in the first holf of
2021, the Group traded significontly chead of its severe but
plausible downside projections for the year. Whilst covenant
waivers were in place for 2021, the interest cover ratio in
relation to the Covent Garden debt for 2021 was 225.1 per
cent, comfortably ahead of the covenant level of 120 per
cent. Despite the backdrop of the Omicron variant, operat-
ing metrics including rent collection have continued to show
improvement over the important Christmas trading period.

The Group will continue to monitor the interest cover posi-
tion closely, ond if required will take oppropriate mitigating
octions such os the reduction of certain discrefionary rental
expenses ond finance costs. The relatively low obsolute
level of net debt within the Covent Gorden group, £254
million ot 31 December 2021, together with the strong liquid-
ity position of the Group provides comfort os to the ability
to monage the copital structure of the Covent Garden
group effectively.
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Bosed on stress festing onalysis and beforé taking account
of ony mitigating octions, the Group could withstand o
further 70 per cent decline in property valuations from 31
December 2021, before a breach of the LTV covenant.

Under the exireme downside scenorio where income is
projected to be significanlly lower than pre-COVID levels
there is substantial headroom against the interest cover cove-
nant. In the event that certain mitigating actions are token

by management, the Group could sustain o decline where

net rental income would represent less than 35 per cent of
2019 pre-COVID levels. These actlions cornprise steps within
manogement's control including the reduction of non-essen-
tial rental expenses and finance cosls.

Based on this assessment, the Directors have o reasonable
expectation that the Group and Company will be able to
continue in operation and meet their liabilities os they foll due
over the period to December 2024. In moking this statement,
the Directors have considered the resilience of the Group,
taking account of its current posifion, the risk appetite, the
principal risks facing the business and the effectiveness of
ony miligating actions. .

Goin‘g Concern

The Company has a strong balance sheet with net debt 1o
gross assets of 24 per cent ond access to cash and undrawn
facilities of £652 million os ot 31 December 2021. The
Covent Gorden group had net debt of £254 million ond o
loan to value ratio of 15 per cent, which compares with o
debt covenant level of 60 per cent. Whilst covenont waivers
were in place for 2021, the interest cover ratio in relation
to the Covent Gorden debt for 2021 was 225.1 per cent,
comforiably ohead of the, covenant level of 120 per cent. In
addition, the Company has analysed o severe but plausible
downside forecast as part of its going concern assessment
as detailed in note 1 'Principal Accounting Policies’. Based
on this assessment, the going concern basis of accounting .
has been adopted in preparing the 2021 Annual Report
& Accounts.
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Engaging with A
our stakeholders.

D (2]
mo
As the long-term steward of a
globa]ly recognised estate, we work Occupiers I

collaboratively with a wide range of
stakeholders, engaging proactively
to understand their needs and
priorities. This engagement with

our stakeholders, which aligns

with our corporate values, is part

of being a responsible business,
and is fundamental to the delivery
of our Group strategy. More about
our values can be found on pages 3
and 19. We believe that the resuiting
mutual understanding is essential-
as we create and maintain a vibrant,
thriving environment in which the
Company and all its stakeholders
can flourish.

Information on our key stakeholder
groups and examples of our
engagement during 2021 are 'set out
below. No set of stakeholders stands
" alone, meaning that engagement and
benefits often span more than one
group. During the coming year we will
work closely with our stakeholders

as we continue our journey towards
becominq Net Zero Carbon by 2030.

We provide excellent premises with a
focus on environmental standards and user
experience to allow our relail, food and

" beverage and office occupiers’ businesses

Io Hourish. Qur residential properties ore of
high quality. We underlake regulor direct
engogement with our refoil, food and
beveroge and olffice occupiers, ond work
closely with our residential occupiers to
ensure high standards are maintained. Our
engagement includes customer surveys and
more informal feedback as our experienced
properly management leam mainiains close
working relationships with our occupiers.

Our engagement in 2021:
We worked closely wilh our business

. occupiers fo proaclively support their

successlul reopening during the first hall

" of 2021, providing bespoke solutions to

oddress the ongoing impact of COVID-19
on a case-by-case basis. This engagement
minimised tenant failures, ensuring high
occupancy levels across the eslate.

" Occupiers reacled positively 1o our creative

and innovative approach, with some
increasing their presence on our eslate, and
a number of shortterm leases transitioning
info longerderm occupation. We welcomed
a number of new occupiers os part of our

" carelully curated and prooctive approach.

We worked with our food ond beverage
occupiers lo provide over 1,000 outdoor
covers for ol fresco dining. We provided
exiensive cleoning and security regimes
across the estate, which helped occupiers to
benefit more quickly as consumer confidence
began to return, and supported refailers

_ with their own health and safety measures

to ensure sofety for all stokeholders. Our
consumerfocused marketing stralegy
promoted Covent Garden and the wider.
Wesi End in collaboration with our occupiers
via online channels, press coverage, eslate
evenls and on exlensive cultural progromme
which enhanced visitor experience, allowing
our occupiers lo benefit from increased
footfall.

During 2021 we engaged with our
commercial occupiers on carbon, waler

and wasle in suppori of our ESC stralegy
and Net Zero Carbon gools. We will *
continue this engagement during 2022, and
encourage our occupiers Io reduce their own
environmental impacl.

Read more on poge 40.

www.capitalandcounties.com
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Stakehotder engagement continued

34
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Qur employees are key to our business. We
have a highly engaged, experienced and

_motivated team ond this is reflected in our

strong and positive culture. We ensure that our
employees are provided with the resources,
training and well-being support to allow

everyone fo reach their polential. We engoge
" with our employees regularly throughout

the year via Company-wide meelings and
updates kom management. During 2021 we
underiook o detailed employee engagement
survey to understand employees’ views on a
wide-range of matters.

Chorlolte Boyle, the Chair of the ESC Board

Commitiee, updates the Board on employee
views regularly.

To ensure the provision of a high quality
service fo our customers, we develop and
maintain constructive relotionships with

our suppliers, including those that help

us monage and develop our assels, and
professional service providers. We operote
a responsible procurement policy and
suslainable development framework and
engage direclly with our suppliers to ensure
our expectalions are mel. This includes
copsideration of ethical and sustainability
maliers further down the supply chain, such
as modern slavery, and aclions lo reduce
their impact on the environment. We require
that providers of monaged services to our
offices and estates pay the London Living
Wage o those working with.Capco. We -
aim o pay invoices within 30 doys.

We create world-class places in central
london, and have a customerfocused
approach lo eslale monagement, delivering
unique and attractive destinations. We
provide o safe and. secure environment

- 1o allow visitors to fully enjoy our unique

estate ot Covent Garden. We use a variely
of methods to engage with our visitors,
including support and information on

the estate iself, our digital channels and
markeling iniliglives.

Our engagement in 2021:

Ouring 2021 we undertook our first employee
engagement survey, which sought views on

a wide range of topics, including our culture,
corporate strategy, employee support and
working praclices. We received a 93 per cent
response rate, with 96 per cent of employees
confirming that they were proud to work for
Capco! Following the survey, a number of
employee-led working groups hove been
established to consider malters highlighted .
in the survey resulis and recommendations

will be’ brought forward: for implementation

as appropriate.

A number of Company-wide meelings were
held during 2021. During these meelings
Company news is shared, and questions are
answered, providing a two-way open diclogue
between management and employees. Topics
covered in the year included financial results,
our markeling and ESC strategies and the
employee engagement survey.

During 2021 there were periods when our
employees were working predominantly from
home. Regulor communication was mainiained
by line monagers and our head of HR to
ensure adequate supporl wos provided to our
employees, and each employee received three
weltbeing doys duririg the first half of the yeor.
We undertook consuliation with employees
before our return 1o the office when govemment
resiriclions allowed ond received posilive
feedback in the employee engagement survey
on the Company's management of COVID-19,
and employee communications during the
pandemic. We delivered seminars focusing

on wellbeing, diversity, equality and

inclusion initiatives.

Read more on page 81.

Our engagement in 2021:

The smooih rwnning of the Covenl Garden
eslate relies on ouisourced services provided
by the firms who provide cleaning ond

securily services fo the estale. We engaged ’

collaboratively with these providers
throughout the year, working logether to
maintain a clean and safe estate, whilst also
ensuring the safety of their employees. We
ensured that the various culiural installations
and pop-up experiences which animated

- our eslate during the year were provided
by repulable suppliers with a proven irack
record in health and safety ond engoged
wilh them to ensure they understood the
standards we expect o be mainiained.

We published an updated Sustainability
Development Framework during the year and
engaged wilh our projects and development
suppliers to ensure the sustainability
measures oullined in the fromework,
including standards on environmental
performance, responsible procurement,
well-being measures and siokeholder
engagemenl, were incorporated from

the outsel. '

We published our Net Zero Carbon
Pathway in 2021, and our ambitious

*torget to deliver longerm corbon-efficient
operations and buildings will require even
closer engagement with our suppliers in
2022 ond the years chead.

Capco Annual Report & Accounts 2021

.Our engagement in 2021:

During 2021 we provided a programme of
esfale animations to enhance our visilors’
experience, including art installations,
open air performances in partnership with
the Royal Opera House, food feslivals,
over 1,000 al fresco dining seats, a new
botanical garden outdoor picnic area

and extensive Christmas experiences. Our
digital engagement continued via our
Covent Garden website and social media
channels, including a schedule of digital-
first experiences to bring Covent Garden
io everyone al home through a new digital
activity hub.

In addition we continued our commiiment to
enhancing the air quality and biodiversily of
our estate with further pedestrianisation of
streets around the Piazza and instruction of
an ecological survey in parinership with the
London Wildlife Trust.

Read more on page S1.




DocusSign Envelope ID: B27B7AA1-BF 42-4B9C-B5C5-3F72EB12C8E2

\

{ Communities

As a major stakeholder in the district, we
engage and collaborate wilh the wider
community and residents who live in . -
and around our estate. We co-ordinale
iniliativés that promote a greener, more
bio-diverse and culturally rich estate for
these communities: We support and engage
with a ronge of local community-focused
educational and charilable programmes.

Our engagement in 2021:

We have underiaken consuliation ond
community engagement on our Covent
Garden Communily Charter, which will

be launched to benefit the community

in. 2022. We conlinued our COVID-19
charitable efforts during 2021, supporting
homelessness charities, local food banks

and the elderly as well as hospitality, relail

and culiural foundations. We funded an
outdoor theatre stage for the IRIS Theotre
Company in St Paul's Church and supported
this communily-based charily with-markeling
and.promotional expertise. We became

a poriner of Wild West End, a charilable
parinership, which aims to enhancé the
quality of green spoce and the local
environment for communities and wildlife.
To creale a further greener environment we
mointained a residents’ herb barrow and

- installed our first hydroponic farm towers,

growing herbs, salad and vegelobles and
providing communily engagement.

Read more on page 79.

Floral Street

www.capitalandcounties.com
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Stakeholder engagement continied

-

Let’s do London campaign launch
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Investors Finance providers Joint venture partneﬁs

We engage regularly with our existing
shareholders, polential investors and
investment analysts lo provide updales on
our aclivities, communicate our invesiment
case and governance framework, and
understand their priorities and concerns.

We hove well-established relationships with a
range of finance providers, and engage with
them regularly. throughout the year, operating
on a Iransparent basis.

We work closely with our joint venture
pariners lo deliver projects that benefii both
parties, working in line with Capco's siralegy
and ethos. Our engogemenl includes regular
diclogue between management.teams,
outside of formal Board and Executive
Commitiee meetings.

Our engagement in 2021:

An exlensive programme of investor .
relations activilies continued during 2021.
This included meetings with our Executive
Directors ond Direclor of Commercial
Finance and investor Relations to explain
the Company's stralegy fo our investors
and tours of the Covent Gorden estole with

shareholders and analysts, and attendance*

al a number of indusiry events ond investor
conferences. We have updated the market
as a whole via our resulls announcemenis

and additional kading updates. Prior to the

2021 AGM we provided an opporlunity
for shareholders to submit questions, which
were answered in advance of the meeling.
We have also engoged with shareholders
on matters including remuneration, ESC,
AGM resolutions and the outcomes of
shareholder votes.

\

Read more on poge 94.

Our engagement in 2021:

During 2021, we worked closely with our .
lending banks to complete a new £300
million revolving credit facility (replacing the
previous facility which was due 1o mature

in December 2022) and to manoge the
iransition from UIBOR to SONIA. We also
continued 1o engage with lenders in respect
of the lemporary inferest cover covenant
waivers put in place in 2020 and 2021 to
protect the Company's financial position,
and ensured that our lending banks,
holders of our private placement notes and
bondholders were briefed on the Group's
financial posilion and our proaclive aclions
in response to COVID-19 and evolving
morket conditions. Ensuring the Company's
financial stability directly benefits a range of
other siakeholders.

Read more on page 94.

Capco Annual Report & Accounts 2021

_ Our engagement i-n 2021:

During 2021, we worked with our joint
venlure pariner ot Lillie Square to meet
strategic goals, including the successful
completion of the bulk sale and repayment
of an existing external loon facility. As
properly manager for the Lillie Square

joint veniure, we also ensured that our

joint venture partner was kept informed

of measures implemented 1o ensure he
conlinued sofely of residents at Lillie Square
during the pandemic and provision of estale
monagement services.

Read more on page 56.
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Local authorities and
conservation bodies

Our neighbours

Capco is a responsible steward and remains
commitied to constructive engagement with
local councils and conservation bodies 1o
ensure the qualily of our world-<class eslote

is maintained and that proposals to improve
the districi are approprialely developed. We
engage via regular formal meetings ond
informal diologue.

We aim fo improve the West End for our.
occupiers ond all those who live, work énd
socialise in the area. We have long-standing
relationships with neighbouring land owners
and work collaboratively with mony of

them, both direcily and vié associations,

to achieve this. ’

Our engagement in 2021:

During 2021, we worked collaboratively
with Wesiminster City Council on‘the
extension of pedestrianisation and the
_al fresco dining scheme allowing 1,000
-outdoor seats. These projects received
strong support from other local stakeholders
ond support our commilment lo improve air
qualily on the eslate.

We play an importani co-ordinaling role at *
the heart of the district; bringing together

a range of different bodies, who can

work together for the benefit of oll. These
initiatives include a zero emissions working
group, inclusivity and. disability aworeness
initiatives and place-making. We also
continually engage with the Covent Garden o
Area Trust. We believe in proactive and
open engagement, and so we provide

our views on relevant consultations and
droft policies.

Read more on page 48.

Armistice Day, November

Our engagement in 2021:

During 2021, we continued to share
experience ond insight with our néighbouring
land owners as government réstrictions
eased. Our Eslate Direclor provides o
co-ordinaling. chairmanship role on behalf
of our neighbours in the Northbank BID
and long Acre Business Alliance. We also
continued our involvement and engagement
in @ number of other bodies that work to
improve central London. These included the
Westminsier Property Association, Heart

of londén Business Association, London

& Partners and other indusiry bodies and
tourism partners. We moaintain a close
relationship with the Royal Opera House
ond nearby theaires. Capco remains a
palron of the British Fashion Council and
the British Beauty Council, working with
them lo promole the relail industries.

www.capitalandcounties.com
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Companies Act 2006 - S172(1) statement

Companies Act 2006 - S172(1) statement

The Board confirms that during the year under review, ii has acied
lo promole the long-lerm success of the Company lor the benefit of
shareholders, whilst having due regord to the matlers set out

in section 172{1} (a) to {f) of the Companies Act 2006.

Stakeholder engagement

Pages 33 to 37 oulline the ways in which key stakeholder groups
have been engaged with during 2021, and the outcomes of such
engagement.

Methods used by the Board

When taking Boord decisions, the Directors give careful
consideration fo the likely impoct of any recommended proposal,
to ensure lhat the decision ‘aligns with Group sirategy and is likely
lo promote the success of the business, whilst giving consideration
to the potential impact of any decision on the Company's
stakeholders. Pages 93 to 94 of the Governance section include
further details of Board activities during the year and engagement

To ensure the Board considers the interesls of all stakeholders,
Directors receive regular updates on stakeholder views from

the Executive Directors and senior management. A dedicated
section within Board opproval popers sets out the likely impact of
the proposed recommendation on relevant siakeholders. As the
Non-execulive Director responsible for employee engagemen,
Charlolte Boyle updates the Boord on employee views.

* Whilst il is not always possible lo meet ihe preferences of ol

siakeholders, the Board aims lo ensure all relevant faciors are
considered before o decision is taken.

Some examples of how the Board considered stakeholder
interests and the matlers set out in S172(1) of the Companies
Act 2006 during 2021 are set out in the tables below and
on the adjacent page.

with stakeholders on the same. _

Key matter Description ) Stakeholders considered
Proactive In considering the provision of rental support to tenanis in light of the ongoing _=E g:g IOE_E &
support of COVID-19 pandemic during 2021, the Board considered the benefits of a vibrant, gl a's

- f idi o o2a
tenants well-occupied estate io o range of stakeholders. The Boord concluded that providing O ek

conlinued support was essential fo ensure the long-lerm success of the Covent Garden
estate and that providing this support and flexible measures, on a cose-by-case basis,
was in the best interesis of the Company and its shareholders as a whole.

Strength of
_balance sheet
and financial

flexibility -

A key part of Capco’s siategy is to maintain o strong capital siructure. In considering
the appropriate finance structure for the Company, the Board determined that
mainlaining o sirong balance sheet would ensure stability for o wide range of

the Company’s stakeholders and posilion the Company well for recovery. These
benelits were balanced against consideration of an appropriate level of finance
costs ond commitments. This assessment underpinned the Board's proaciive aclions
during 2021, including the completion of a new unsecured £300 million revolving
credit facility (replacing the exisling focility, which was due lo malure af the end of
December 2022}, and realisation of proceeds through the sale of assels. The Board
considered the financial sirength of the Company before paying the interim dividend
to shareholders in Sepiember and is recommending @ final dividend as part of
these results.

O

19 &

$3 & e®

ESC strategy
and Net

Zero Carbon
commitment

The Board recognises that the important risk posed by climate change requires

urgent action. Accordingly, during the year the Board opproved a new ESC sirategy,
and committed to publish and then approved the Company's Net Zero Carbon
Pathwoy, under which the Company will become Net Zero Carbon by 2030. In
considering these commiiments, the Board noted the costs that would be associaled
with becoming Net Zero Carbon, but recognised the exiensive benefits that would

be delivered for a wide range of stakeholders over time. The Board is cognisant that
achieving these commitments will require collaboration with various stakeholder groups
over o number of years, and will receive regulor updates on progress and stakeholder
views. [Read more on page 71.) )

&

o)
B &

oS

I OB

Employee
engagement,
safety and
well-being

Capco's business model and siralegy place our high-performing people and culiure
at the heart of delivering long-term value creation for the benefit of our stokeholders.
The Boord wis keen to ensure that the Company's employees were appropriately
supported whilst they worked remolely and that their safety and well-being were
safeguorded. The Board received regular updoles on remote working, Capco’s
COVID-secore head office, and employee views and received o briefing on the
resulls of Capco's first employee engagement survey, and the plonned actions
arising from the survey.

18
2
=
@

38

Capco Annual Report & Accounts 2021




DocuSign Envelope 1D: B27B7AA1-BF42-4B9C-B5C5-3F72EB12C8E2

$172 factor

Relevant disclosure ond page number

The likely consequences
of any decision in the
" long-term

Business model and Group siralegy — poge 18

Risk management — page 22

Financial review — page 57 .

Going concern and Viability sialement — pages 31 lo 32
Our people - page 81 ’

Employee engagement ~ page 34

Matters considered by the Board in 2021 - page 93
Diversity ond inclusion —pages 83 and 99

Health ond safety ~ page 84

The ihterest_s of the
Company’s employees

: 5

Our people - page 81

Stakeholder engagement - page 33

Modermn Slavery and Human Trafficking Statement — website
Nominalion Committee repori — page 98

Our values - pages 3 and 19 . :

QOur opproach lo remuneration below Board level - poges 82 and 107
Human rights ~ page 83 .

Matters considered by the Boord in 2021 ~ page 93

Oversight of culture and values ~ poge 94

ESC stategy —'page 68

The need to foster the
Company'’s business
relationships with
suppliers, customers
and others

Stakeholder engagement - page 33

Qur values - pages 3 and 19

Modem Slavery and Human Tralficking Stalement — website
Human rights - page 83 -
Matters considered by the Board in 2021 - page 93

ESC siralegy ~ poge 68 )

The impact of the
Company'’s operations
on the community and
the environment

ESC siralegy = page 68

Environment and suslainability — page 72
Stakeholder engagement — page 33
Community - page 79

Health ond sofety - page 84

TCFD disclosure — page 76

Net Zero Carbon Pathway ~ website

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

Our values - pages 3 and 19
Cullure - poges 82 and 94
Purpose — pages 3 and 18

Risk managément - page 22
Stakeholder engagement - page 33
Corporate governance report — page 86 . .
Whistleblowing - page 104 and website

Internal controls — page 104

Health and sofety governance - page 85

The need to act fairly as
between members of the
Company

Shareholder engagement - poge 36 and 94

Annual Generol Meeting — pagess 95, 123 and website
Rights altached 1o shares ~ page 122

Voting rights — page 122

www.capitalandcounties.com
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Operating review

JOVENT
) ARDEN

40

Covent Garden Independent Valuation

£1,729m

Summary

Total propérty value £1.7 billion
Net rental income to £46.2 million
ERV .276 2 million

60 leosmg tronsactions, £11 mllllon
of contracted income

Reclised £95 million of proceeds

Strategy

Drive rentol growth and copture value
oppreciation

Creative asset management across the
portfolio

Attroct the best brands and’concepis to
meel evolving consumer demand

Investment to dive exponsion occe|erofe
return ond chonge

Emphasis on customer engogement to

-provide differentiated experiences

Responsible stewardship of the estate
— minimise environmental impact and
generate benelfit to stakeholders
Disciplined copital management —
maintain a strong financial position

Capco Annual Réport & Accounts 2021

Michelle McGrath
Executive Director
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A world-class destination

The Covent Garden estote represents a carefully assembled
portfolio in the heart of London's West End, comprising retail,
dining, leisure and cultural space complemented by high
quality offices and residential apartments. Through creo-
tive asset management and disciplined investment, Covent
Gorden has been estoblished as an exceptionol mixed-use

portfolio of opproximately 1.1 million square feet, across 71

buildings and 503 units. Covent Garden provides a broad
ronge of unit sizes, ensuring it ottracts o wide spectrum of
retail and F&B occupiers. Capco hos transformed Covent
Garden into o global destination having curated one of
the strongest retail ond dining line-ups in the world within o
heritoge setting.

“We are encouraged by the levels of
activity secured during 2021 at Covent
Garden and improving valuations in -
the second half of the year. Through
its active asset management and
investment priorities, Covent Garden is
well positioned for recovery.”

Michell McGrath, Executive Director

Portfolio value
by use

49%

Retail

25%
food &
beverage

16%

Oftice

7%

Residentiol

3%

. leisure / other

Performance

The UK waos in its third national lockdown for the first quarter
of the yeor prior to the initial reopening in April and May.
Against this backdrop, the Covent Garden portfolio was
valued at £1,688 million ot 30 June 2021, o likeforlike
capital decline over six months of 4.9 per cent. The totol
valuation decline since 31 December 2019 was 31 per cent

(like-forike), comprising o 26 per cent ERV decline and 28 -

bosis point outward yield movement.

The voluation of the estate increased by 4.6 per cent like-for-
like to £1.7 billion in the second half of the yeor and there
was an overall movement of -0.6 per cent-for the full year.
The second half movement wos driven by on increase of 3
per cent in ERV on a like-forlike basis reflecting the positive
leasing activity and high occupancy levels across the estate
as well as a reduction in the equivalent yield of 5 basis
points on a like-forlike basis to 3.88 per cent. The voluer's
ossumption on loss of nearterm income hos been reduced
from £11 million to nil.

Capco has over mony years adopted a flexible approach
to commercial arrangements with customers including
features such as turnover related and shorter leases, which
has enabled the business to drive change and continue to
reposition the estate. Many of these shortterm concepts
have tronsitioned into longer term dccupation. The new
concepts introduced continue to include both long and
shorterterm arrangements, providing the opportunity for both
Capco and the customer 1o benefit from increased sales
over time. 60 leasing transactions representing £11 million

" contracted income (2020: £6.2 million) completed during

the year. There were o range of leasing tronsactions, with
terms improving in the second half of the year. 29 leasing
transactions took place in the first half, 6 per cent below
31 December 2020 ERV and 31 tronsactions ook place
in the second half, 0.6 per cent chead of 30 June 2021
ERV. In addition fo the 60 transactions there were a number
of shorterterm lettings, many of which have extended into
longerterm opporiunities.

Underlying net rental income was £52.1 million for the year, ‘
compared with £44.1 million-for 2020. Income collection
was impacted by the limited ability for the majority of our
customers to trade for much of the first half of the year.
Capco's direct relotionships with customers enabled the busi-
ness to take o proactive approach and maintain the strong
customer line up, ensuring that tenont failures have not been .
a moteriol feature over the COVID-19 period. As o longterm
investor in the estote, customer support was provided in the
first half of 2021 on a case-by-case basis and extended into
the second half for a selection of customers where oppro-
priate, but on o reduced bosis. Rent collection improved in

- the second half along with the gradual recovery in footfall

ond sales. Overall 75 per cent of rent has been collected
in respect of the year [69 per cent for the first half ond 82
per cent for the second half). 92 per cent of the December
2021 to Morch 2022 quorter has been collected (adjusted
for monthly poyment plans).

Covent Gorden continues to oftract high quality brands and

Joperators. At 31 December 2021, EPRA vocancy was 2.6

per cent (2020: 3.5 per cent). 5.8 per cent of ERVisin or is
held for development or refurbishment {2020: 6.5 per cent).

www.capitalandcounties.com 41
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Operating review continued

[ Copcoowned asct 31 December 2021

[J Pedestrionised sirests

42 Capco Aninual Report & Accounts 2021
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)

New brands introduced

N @ ®7

Underlying net rental
income (Covent Garden)

£52.1m

won [ s
2020 [ ]aas
w00 Jes

Estimated rental value
(ERV)

£76.2m

2 [T 762

200 ]sos

2019 | _ | 108.4

Capital value

£1.7bn

7/
o —
200 ez

© 2019 | ] 2.596

Gross Income!

£57.4m

00 [ ]s74
200 [ 7 Jes3
w9 [ Jess

Melrics above are not adjusied for 2020
ond 2021 disposals .

1. Covent Garden passing rent plus
sundry non-leased income.

www.capitalandcounties.com 43
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Operating review continued

London’s
Ieadlng district
across digital
~channels

44 Capco Annual Report & Accounts 2021
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Total social audience

€.600K

- ) Website page views in 2021

>4m

N ~ Active digital channels

www.capitalandcounties.com 45
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Retail

Capco's emphasis on the consumer is essentiol lo ensuring
thot the estote is positioned os o leading destination for visi-
tors. Retail space represents 49 per cent of the portfolio
by value. Capco's refoil sirategy is to focus on concepts
relevant to the consumer in targeted categories with a strong
omni-channel presence. These targeted cotegories include
luxury, jewellery, digitally native ond sustoinable.

Retailers continue to adapt to changes in consumer shopping
behaviour. Successtul retoilers will continue to need physi-
cal stores 1o build brand awareness, customer capture ond
retention. Retoilers are more focused on fewer stores, plocing
more emphasis on global deslinations, customer experience,
service and flogship refailing with belter digital engogement.
Covent Garden offers o unique customer experience, ulilising
the historic Piozza through events and culturol installations to
drive estate recognition and brond engagement.

There continues to be sirong demand for Covent Garden
from o broad mix of occupiers including independent and
global bronds with many continuing to choose Covent
Gorden os their first or only london presence.

Following the success of Glossier's Floral Street pop-up siore
in 2019, the digitalirst beauty company signed a long-term
lease and opened ils flagship store on King Street. Glossier
is @ millennial fovourite with a cult online following.

Sustainable fashion brand Reformation has agreed terms to
open a new London flagship store on King Street. Reformation
is o lifestyle brand which combines stylish, vintage-inspired
designs with sustainable practices. lis designs are 100 per
cent water, waste and carbon neutral, with o commitment to
being climate positive by 2025.

Global apparel brand Uniglo has ogreed terms to-occupy
a flagship london store localed al o new site combining
1921 tong Acre and Carriage Hall on Floral Street spanning
22,000 square feet with dual frontage.

46 Capco Annual Report & Accounts 2021

Luxury watch brand TAG Heuer has agreed terms lo open
o slore on Jomes Street joining bespoke jewellery brand
Vashi which opened its new london flogship store. This new
signing joins estoblished luxury brands Titfany & Co. and
Bucherer, which opened its larger store in o new prominent
location in the Royal Opero House Arcade.

los Angeles-based contemporoary lifestyle brand Rails will
open fils first London store on Floral Street while fashion
brand Empresa has signed on Henrietia Streel. Following the
success of its pop-up store, Kickgame have converted their
occupation into o longterm leose selling designer sneakers
and sireetwear. :

The Market Building continues to atlract target cotegories
with designer accessories brand Strathberry, gold jewellery
boutique Sacred Gold and contemporary jewellery brand
e&e.all toking space. Outdoor apparel brand Arc'leryx
opened a new store on tong Acre.

Capco continues to atlract digital brands seeking their first
physical space in Covent Garden. Digitally notive beouty
brond lisa Eldridge ond fragronce -brond Guerlain opened
at the Royal Opera House Arcade.

At 31 December 2021, five refail units, over 8,700 squore
feet, were ovailable to let (ERV: £1.3 million). Eight retail units
with o combined ERV of £2.6 million were under offer.

Glossier

* New leasing
transactions

60

New openings

14

New signings

16
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Outdoor seats

1,000

Al fresco
restaurants

55

Pedestrianised
Streets

6

-Ave Mario

Dining :
Demand for hospitality space has continued th‘roughoul the

year. With limited vacancy across the Covent Garden esiate,

the' F&B spoce ottracts multiple potential occupiers. The
estote offers a diverse range of high quality innovative food
concepls, from casual to premium, ond is one of london's

. best dining destinations. . :

The mojority of restaurants offer high quolity ond experience,
often with an oll-day offer, with many brands choosing
Covent Garden s their first global or UK presence rother
than standard chain restauronts. Restaurateurs tend to invest
significont capital filting out, therefore, leases tend to be
longer than for retail units. Dining spoce represents 25 per
cent of the portfolio by value. ’ ’

A number of new dining concepls have been introduced
during the year. Ave Mario by Big Mamma restaurant group,
which is behind successful London venues Glorio and Circolo
Popolare, hos opened a vibrant restourant offering o tradi-
tional ltalion trattoria experience. The 227 cover reslouront
with dual frontage on Henrietto Street and Maiden lane
is split over two floors and includes two terraces and an
inner courtyard.

Experimental Group has agreed terms to open its new lote
night live music ond dining concept, taking over the former
Roadhouse site on the Piazza. The group, which already
operates the Henrietto Hotel, hos expanded its footprint, o
posilive endorsement for the trading piospects of the eslate.

Refurbishment of a townhouse af 3 Henrietto Street
completed during the yeor with the building now home to o
new multi-brond F&B concept, which includes Pivot and El
To'Koy restourants, along with allday café Lilly's and a coffee
house by The Gentlemen Baristos. :

Following the change of use at 10 Henrietto Street from retoil
lo F&B, Mrs Riot hos opened on experience-led bistro and
cockiail bor offering live entertoinment every day of the week
with interiors designed by Hollywood film designer Sonjo
Klous. Vegan cookie brand Floozie Cookie, from former
Claridge's postry chef Kimberly Lin, opened in December
2020 on o shortterm lease, and has since converted into @
longer lease within the Market Building.

WaotchHouse Coffee has agreed terms to open a cofé in
the space formerly occupied by Café Nero on Southamplon
Street, while Greggs hove token-space on the Strond.
Bullards Spirits opened in the Market Building offering tosting
workshops. The lotest introductions further enhance Covent
Garden's attractiveness os o dining desfination.

At 31 December 2021, there were iwo restourants available
1o let, over 6,600 square feet ond with an ERV of £0.4 .
million. Two restourants with combined ERV of £0.3 million

‘were under offer.

www.capitalandcounties.com ' 47
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Operating review continued -

During 2021 we collaborated with a range of our
stakeholders to successfully deliver an extension of
the al fresco dining scheme, which was originally.
implemented in 2020. As a result, 1,000 outdoor
dining seats are available at food and beverage
occupiers across the estate. The al fresco dining
scheme includes over 55 restaurants and spans
" six streets as well as the historic Piazza. The major-
ity offering weatherproof areas for our visitors to
enjoy, with new heaters and lighting installed on
large parasols, alongside existing windbreaks.

The extended al fresco dining scheme delivers
direct benefits to our occupiers, our visitors and
the local community. :

The original scheme was created in line with .
Westminster City Council’s wider al fresco scheme.
Capco undertook a detailed -consultation~with

" a wide reach, engaging with the local commu-
nity to ensure that they were supportive of the
proposed extension and that their views were taken
into account.

48  Capco Annual Heport & Accounts 2021
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Operating review continued

- ,
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P .

Office

Covent Garden has o contemporary office portfolio ranging

from warehouses to newly refurbished space, offering both

multitenanted and single occupancy workspace. The portio-

lio attracts financial services, technoldgy, creative induslries
- ond SMEs.

Office space represents 16 per cent of the portfolio by volue.
As a'result of the pandemic, physical occupoation of office
space in central london has been low however over recent
weeks increasing numbers of office workers have returned
fo central london.

There continues fo be increased demond for ‘plug and play’
space in the London office market. A number of these spaces
have been introduced across the estote in recent years.

“Businesses will continue fo require high quality space in desir-
able mixed-use destinations to ottract staff to the office. This
is one of the strengths of the estate which is surrounded by
high quality retoil and F&B options as well as offering a
secure environment. :

At 31 December 2021, there were two units availoble fo let,
over 1,300 square feet and with an ERV of £0.1 million. Five
. units with o combined ERV of £0.9 million were under offer.

Residential

Covent Garden is established as o premium residentiol
address. Residentiol space represents 7 per cent of the
portfolio by value. During the pandemic there had been on
increased leve! of vocancy across the portfolio with many
overseas residents in particular not renewing tenancies.
However there wos strong leasing demand for residential
occommodation across the eslate in the second half of
2021, with the portfolio fully let compared to 14 vacont
units ot 31 December 2020. -

King Street, Residential

50 Capco Annual Report & Accounts 2021
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Accelerating value creation through active
asset management

Capco continues to moke improvements o its buildings,
odapting to chonging requirements and enhancing environ-
mentol performance. 3 Henrietto Street hos been transformed
info on F&B townhouse letf to a multi-brand F&B concept. In

_addition, refurbishment of 29-30 Maiden lone completed
ond Big Mamma's restourant opened in July 2021.

During the COVID-19 period, Capco mointained o prudent
balance sheet, preserving liquidity, with o lower level of
development expenditure. This year Capco will increase
investment in the eslate across a number of osset manage-
ment initictives. At 31 December 2021, space held for, or
under, refurbishment extended to 71,500 square feet ond
represented 5.8 per cent of fotol ERV. -

Ongoing activity includes office refurtbishments at 35 King
Street and 5-6 Henrietto Street which are expected to come
to market loter this year. Capco is also in defailed design
ond planning phase on a number of new schemes which
include two office to F&B conversions on Maiden Lane and

" Bedford Street, a flagship F&B townhouse on King Street and
on office refurbishment on Long Acre.

Capco continues its disciplined approach to capital alloca-
tion. During'the year Capco generaled proceeds of £95
million from the sale of Covent Garden assets.

In June 2021, Copco completed the sale of two freehold prop-
erties 26-27 Southampton Street ond 30-32 Southampton
Street to o private investor for £50.2 million {before costs). The
properties comprise a greater proportion of lorger residentiol
units ond have been sold ot o price representing a capital
value of £1,775 per squore foot. The buildings comprise 17
residential apartments and two retail unils oéross 28,000
square feet located on Southampton Street.

In December 2021, Copco completed the sole of the free-
hold interest in 31-33 Bedford Street for o total cash consider-
otion of £39.5 million {before costs). The property comprises
approximately 25,000 square feet of lettable area ond
benefits from o variety of existing uses including o long-let
hotel with retail and F&B uses ot ground level. In addition,

Capco completed the disposal of o residenticl opartment on

King Street for £5.0 million (representing over £2,300 per
square fool]. The disposals were S per cent ahead of the 30
June 2021 valuation.

The sole proceeds will be used for general corporate
purposes as well as for invesiment in opportunities as they
orise, with a number of properties on or around the estate
being octively tracked for repositioning potential. Total
disposals had o combined ERV of £3.3 million and £2.9
million possing rent of the point of disposal.

Acquisilion opportunities have remained limited with assets in
the areo tightly held underpinning the enduring appeal of the
West End. However as the market conlinues to recover, more
opportunities are likely to orise. Copco hos a strong balance
sheet and access 1o significant liquidity to take advantoge
of such opportunities. There ore a number of properties on
or around the estate being actively tracked for repositioning
opportunities. Capco's extensive knowledge of the district,
close network of contacts and proven track record meon
Capco is ofien the best positioned to acquire propetties,
frequently offmarket.

Consumer engagement and positioning a
world-class estate .

Copco continues to implement its consumer focused morket-
ing strategy and is colloborating closely with occupiers and
stokeholders to promote Covent Garden and the West End.
Similor to 2020, Copco's recpening sirategy was centred
on providing iis customers the confidence to reopen and
encouraging visitors to return, whilst protecting the estate and
ensuring ils attractiveness over time. Customer sales dato has
improved significantly with positive trajectory throughout the
second half of the yeor including the important Christmas
trading period. :

Copco's invesiment in digital marketing over recent years has
resulted in strong digital engagement, with 600,000 follow-
ers across its ten sociol media chonnels. In order to sustain
and enhance demand from customers ond visitors during the
lockdown period, Capco continued to engage directly with
ihe consumer with a curaled schedule of digitalfirst experi-
ences fo bring Covent Garden to everyone ot home through
a new digital activity hub. ‘

To support the reopening of the estate an ort instollation by
london-born ortist Llakwena was launched with o series of
flogs made with recycled yorn from ocean waste emblo-
zoned with the message “Nothing Con Seporate Us”
installed across King Street.

A culturol progromme was launched including o series of
pbblic ort installations, ol fresco dining seats and a botonical
gorden outdoor picnic area. To coincide with the reopening
of indoor hospitality, Copco lounched o Rosé Festival with

" o selection of pop-up bors and terraces across the Piozza.

Covent Garden hosted a six-weeklong sireet food festivol
in partnership with Feast It with a weekly changing roster of
dining experiences. :

In July 2021, Copco porinered with The Royal Opero
House ("ROH’) for o month long festival of creativity 'ROH
Unlocked' with o schedule of open-air performances show-
cosing ballet and opero on the Piazzo. This coincided with
the Covent Garden Summer Festival which included o Fever
Tree Spritz'Bar, Wimbledon screenings ond a revolving
selection of stieet food brands.
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Over the summer months, Covent Garden benefited from the
increased number of domestic visitors ond pivoted promo-
.tional activity accordingly including hosting o number of
fomily-friendly activations. In addition, Covent Gorden was
the home of British Beauty Week and London Cockiail Week
offering immersive experiences. larger scale exhibitions
included the installation in the Morket Building by artist Chilo
Burman and with giant dog balloon sculptures by London
based artist Sebastion Burdon across the Piazza.

Following the lounch. of Covent Garden's Christmas
digitol activity, the website recorded is highest level of trol-
fic since inception, with consumers planning their visits to
Covent Garden.

Covent Garden lounched its extensive Christmas progromme
of activities including brand portnerships with Disney's
Frozen the Musical and LEGO® providing must-see family
attractions. A Covent Gorden Christmos Villoge opened on
the Piazzo including o festive food market, o winter forest
archway and Santa’s sleigh. The Piazza also housed luxury
igloos offering festive dining experiences.

American Express chose Covent Garden os its only Llondon
location for an American Express Winter World lounge.
During the first three weekends in December, American
Express welcomed visitors lo the lounge located on Floral
Street, offering guests luxury gift wrapping workshops ond
festive refreshments.

Sustainability, environment and stakeholder
engagement.

As o long-term steword of the Covent Garden estate,
Capco aims to moke Covent Gorden o UK leader in
sustainability for heritoge environments by delivering posi-
tive environmental and social outcomes that enhance value
for stakeholders while protecting the unique character of
the estate. In February 2021, Copco renewed its commit-
ment to Environment, Sustoinability and Community initi-
ofives by launching a new ESC strategy, supported by a
Boord Commitiee.

Capco recognises the risk posed by climate change which
requires urgent action this decade. Copco has committed
to becoming Net Zero Corbon by 2030 which requires
the reduction of corbon emissions across its porifolio. The
best way of achieving this is to work collaboratively with
stokeholders, on opproach which is at the heart of Capco's
business. Capco's Pathway has been developed in line with
the Better Building Partnership Net Zero Carbon Framework.

" Capco's approach recognises thot ils heritage buildings
represent a long-term store of carbon. The Group will lever-
oge -the .existing embodied carbon by making effective
improvements 1o its buildings. There are five key aclivilies:

— 50 per cent reduction in embodied corbon emissions
by prioritising innovative refurbishment using sustainable
materials and Whole Life Corbon assessments
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— 60 per cent reduction in operational carbon intensity by
driving down energy demond '

~ Prioritise infiovation ond renewables through new
technologies and energy initiatives as well as working
with an innovative supply chain

~ Enhance climate adaplation and resilience to improve
building resilience

- Residual emission offsetling using certified schemes

Copco is committed fo tronsparent reporting thiough recog-
nised indices. For the third year in a row Capco hos been
awarded EPRA sBPR Gold. Capco also improved its GRESB
score by 10 per cent, resuming ils green stor rating, and our
CDP roting has risen to B, indicating the coordinated action
we are taking on climate issues. In addition, our co-ordinated
work across our ESC strategy resulted in on improved S&P
Global CSA benchmark score, an uplift to our MSCI Index
to BBB and for the first time Capco has secured a-Prime
roling from the ISS ESG Rating. Capco continues to report
under FTSE4Good.

During the year, Capco commenced o customer engoge-
ment programme to inform and identify opportunities to lower”
corbon impacis across the estote and collaborate to minimise
water consumption and waste generation. Copco aims to
minimise its own impact on the environment by employing an

" active approach to reducing traffic and congeshon therefore

enhoncing air quality.

Copco works with neighbouring property owners, busi-
nesses, local outhorities ond residents and this year has
become o partner of Wild West End; o notfor-profit part:
nership which aims io enhance the quality of green space
ond the local environment for people ond wildlife across
Westminster. As a result, the first ecological survey of the
Covent Garden estate has been undertaken in partnership
with Wild West End and the London Wildlife Trust.

Capco continues to encourage Covent Garden visitors to
make better environmental choices and supports its restau-
rants ond refailers in their efforts to become more sustaina-
ble. Throughout ‘Plostic Free’ July various programmes were
implemented across the estote to tackle plostic woste. Covent
Garden’s sustainability efforts have olso been exténded to
its greening programme which has, introduced thousands
of new plants across the estate, olongside reducing plastic
wastage by over 60 per cent and eliminating the use of peat
compost. In addition, Capco lounched on urbon farm in part-
nership with Square Mile Farms which is on interactive way
for the locol community and visitors lo engage on sustainable

- low carbon urban farming.

Throughout COVID Copco-did not furlougfl ony of its employ-

ees nor hos it taken up ony other Government support meas-
ures. During 2021, Capco conducled an employee survey
which received both very high engagement scores and o
very high response rote of over 90 per cent, as well as high
scores in most areas. The survey covered the following topics:
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King Street

Sa

working at Capco, corporate strategy lincluding sustaine-

“bility) ond support, dealing with the pandemic, new woys

of working and o feedback section. The employee survey
results demonstrated Capco's entrepreneurial and dynamic
culture with strong and positive performance. A number of
employee-led working groups have been established to
consider matters highlighted in the survey results and recom-

mendations will be brought forword for implementation as

appropriate.

Capco continues to support local charities and community
foundations including the Young Westminsier Foundation
"Mastering My Future” progromme, which oims to raise
young people’s owareness of employment prospects, offer-
ing support skills, as well as the Covent Gorden Dragon Hall
Trust support progromme. financial aid is provided in support

-of homelessness, food banks, ond the elderly as well as

hospitality, culture and retail foundations. During November
2021, in porinership with charity Only A Povement Away
which works alongside Crisis, Capco ran o charity auction
with prizes from shops and restaurants from across the
Covent Garden estate. |

Future priorities

Capco will continue to drive rental growth ond capital appre-
ciation. Converting the levels of demand into new leasing
transaclions is @ priority. Capco will continue to monitor
closely consumer and retoil trends through dato ond digital
engogement, ensuring its offer reflects consumer demand
thereby positioning the Compony for growth. Continued
investment in targeted opportunities will accelerate value
creation across the estate. Further to this, Capco is tracking
a number of interesting acquisitions in the surrounding area
to expond its ownership. .

We will work towards dur ombition of becoming Net Zero
Carbon by 2030 os well as focus on our commitments to air
quality, greening and waoste management, alongside charitable
support and communily engagement as o responsible owner.
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Driving
animation
Cross
the estate
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2021 Marketing activity
snapshot

An-agile and sustained programme of promotions
and estate activations targeting core audience
groups including domestic visitors, families and
Londoners:

Celebrating Covent Garden'’s status as home
of arts and culture-with a series of bespoke
events and installations from British artists

" Lakwena and Chila Burman as well ds hosting”

‘ROH Unlocked’, an open air festival in
partnership with the Royal Opera House

Al fresco dining and bar concepts on the
Piazza including a Rosé Festival, Ice Cream
Festival and Summer Festival celebrating
music, food and performance

Unique and interactive family friendly
experiences from Disney and LEGO®

Supporting our retailers with key campaigns

including British Beauty Week in partnership
with the British Beauty Council, and an estate
wide partnership with American Express

An engaging Christmas programme which
delivered daily snowfall, a Mulled Wine
Festival, an estate takeover from Disney’s
Frozen and a Christmas Village offering
seasonal dining experiences and festive’
performances '
Community-oriented initiatives included a
fruit and vegetable garden for residents and
a charity auction supporting homelessness
charity Only a Pavement Away.
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Other Investments

Ownership of 25.2% 'Shaftesbury‘PLC shares

Copco has o 25.2 per cent shareholding in Shaftesbury
PIC, comprising 96.97 million shares. Capco's blended

entry price (before associated costs) for its investment in-

Shoftesbury is 517 pence per shore at o cost of £501 million.

Capco's investment in Shaftesbury PLC shares was valued at
£596 million based on the Shaftesbury PLC share price of
615 pence on 31 December 2021.

On 2 july 2021, Shoftesbury PIC poid an interim dividend
of 2.4 pence per shore, generating £2.3 million of dividend
income and on 30 November 2021, Shaftesbury PLC declared
a final dividend of 4.0 pence per share, generating £3.9 million
dividend income which has been received post year end.

The Shaftesbury investmeni represents a significant stoke in a
mixed-use real estote portfolio of approximately 600 build-
ings, adjacent to Capco’s world-class Covent Garden estote.
The investment provides the opportunity to benefit from the
recovery of the broader West End and is consistent with
Caopco's strategy fo invest in complementary opportunities
‘on or near the Covent Gorden estate.

-
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Lillie Square

Copco owns 50 per cent of the Lillie Square joint venture, -

a residential development located in West london.

The properfy valuation as ot 31 December 2021 was £84

million (Copco share), a 14 per cent decline (like-forlike) *

agoinst the 31 December 2020 voluation of £115 million.
In oddition, Capco owns £2 million of other reloted assets
adjacent to the lillie Square estote.

Development of Lillie Square is well-progressed. Handover
of 231 Phase 1 units is complete, with three units availa-

ble. The hondover of Phase 2 continues with a total of 115,

units handed over, representing £169.5 million of net cash
proceeds (£85 million Copco share).

The sale of 25 units completed during the year representing
£47 million. This includes the sale of 19 units ond 20 car
parking spaces for £38 million [£19 million Capco shore) to
o consortium ‘of investors, representing the resiruptured bulk
sale announced previously.

Sales proceeds have been used fo repay the loan facility in
full. The joint venture is in o cash position of £44.6 million
(£22.3 million Capco share).

Earls Court deferred proceeds

The final instalment of the deferred consideration from
the Earls Court sale totalling £15 million wos received in
November 2021.

+19%

Giowth in *
Shaftesbury
investment {since
acquisition)

£15m

Earls Court
deferred
consideration

received

£47m

Gross sales from
lillie Square

Copeo
Ownership

Shaftesbury
Ownership
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Financial review ’ . : .

. Strong finan‘c.ial positiOn_ S

Portfolio valuation

£2.4bn

£1,729m
- £596m

£86m

' 2021 Financial results

Net renlal income £46m

Profit for the yeor from

continuing operations £29m

Underlying nel rental income £52m’

Underlying earnings : £Am' .

Tolal property value £1.8bn’ ’ ' T
Dividends per share 1.5p ’
Nel assels r £1.8bn’'

EPRA NTA per share ’ . 2124p

Net debi to gross assels 24%' o .

Cash and-undrown facilities . £652m’ )

Total return 0.4%

Total shareholder return 16.5%

1. Group share. '

Situl Jobanputra
Chief Financial Officer
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Whilst COVID-19 has continued to have an impact on the
financiol results of the Group, performance in 2021 showed

improvement compared with 2020, ond in porticulor in the

second half of 2021 there were a number of encouraging
indicotors. These include on increase in ERV ond the inde-
pendent property valuation of Covent Garden. The valuotion
decling in the first half of the year, offset by an increase in
the second half, resulted in an overall 0.6 per cent like-
for-like reduction in the independent property voluation of
the Covent Garden portfolio and o 1.3 per cent like-forlike
_reduction in the total voluation of the Group's share of prop-
erty. The Group's net rental income has improved during
the year to £46.4 million, an increase of 193 per cent
compared to 2020 {or from £43.6 million to £52.3 million
on an underlying basis). ’

. The level of cash collection hos also seen susiained improve-
ment. Collection for the first quarter of 2022 stonds at 92 per
cent [adjusted for monthly poyment plons) compared with 47
per cent ot a comparable point in time for the first quarter of
2021 ond looking back pre-pandemic, 98 per cent for the

first quarter of 2020. Fullyear collection, which includes two
rental quarters affected by significant government restrictions,
was 75 per cent {adjusted for payment plons).

The overall reduction in the independent property valuation
of Covent Garden for the year of 0.6 per cent is refleclive
of prevailing market conditions with much of the first half of
the year being affected by disruption fo our customers’ busi-
nesses followed by a recovery in activity levels and sentiment
over the second half of the yeor. Despite the year ending
with the backdrop of the Omicron variont, the independ-
ent valuer has recognised improved leasing ond investment
markel conditions. The second half movement in valuation
waos driven by an increase of 3 per cent in ERV on o like-
forlike basis reflecting the positive leasing activity and high
occupancy levels ocross the estate as well os o reduction in
the equivalent yield of 5 bosis points on a like-forlike basis to
3.88 per cent, together with a reduction in the adjustment for
loss of nearterm income from £11 million os ot 30 June 2021
to nil ot the yeor end (31 December 2020: £27 million).

Overall EPRA NTA [net tangible assets) per share increosed
by 0.2 per cent during the year, from 212.1 pence at 31
December 2020 to 212.4 pence. Combined with the 0.5
pence per share dividend paid fo shareholders during the
year, the totol return for the yeor is 0.4 per cent. Total shore-
holder return for the year, reflecting the movement in the
share price from 145 pence to 168 pence, together with
dividends, was 16.5 per cent.

The underlying profit from continuing activities was £4.1
million {0.5 pence per share) compaored with an underly-
ing loss of £6.2 million {0.7 pence per shore) for 2020,
the result largely due to higher net rental income and lower
odministration costs.
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Rental Income

Disruption to business and consumer activity confinued info
the first half of 2021. During this period, the Group continued

. lo provide bespoke support to customers on a case-by-case
basis and, os was the case in the second half of 2020, for
many refail and F&B customers, rental agreements were linked
lo turnover in exchange for other provisions such os insertion
of londlord flexibility, lease extensions and enhonced sharing
of doto. Following the easing of restrictions from April 2021,
there wos a gradual recovery in footfall and trade.

Rental income is generally recognised on a stioightine basis
over the lease length. Rental support provided to customers
has constituled a lease modification under IFRS 16 which has
resulted in o change in the income profile over the remaining
lease term, in line with current accounting proctice. This has,
over 2020 and 2021, resulted in pronounced dislocation
between income on cash and accounting bases.

“The Group is strongly positioned for recovery,
‘growth and long-term value creation, and we
are encouraged by improving operational and
financial indicators, particularly during the
second half of 2021.”

Situl Jobanputra, Chief Financial Officer

Gross rental income in 2021 decreased by £5.8 million fo
£70.0 million, o 7.7 per cent reduction compared with 2020
due primarily to disposals, void udits, short term turnover
arrangements ond cerfain ossets being under refurbishment.

Net renial income has increased by £30.6 million compared
with 2020, driven largely by:

- £14.1 million reduction of charges associated with
derecogpnition of initial direct costs when entering into
lease modifications;

- £738 million reduction in impairments of fenant lease
incentives;

— £14.0 million reduction in expected credit loss;

- Olffset by o £5.3 million decrease in gross rental
income ond other.

lease modification costs and impairment of tenant lease
. incentives of £5.9 million are excluded from underlying
net rental income os they are of levels not experienced in
the post nor expected to be incurred once tenant support
measures required as a result of COVID 19 conclude. On an
underlying basis, net rental income has increased by £8.7
million to £52.3 million, with the main contributors being the
significanily lower expected credit loss, parily offset by a
decrease in gross rental income. .
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16.5%

Total -
Shareholder .

Return

0.4%

Toto! Return

1.5%

Total Préperty
Return

Balance Sheet

The Group's invesiment is concentrated on properties in
London’s West End with the Covent Garden portiolio repre-
senting 72 per cent and the investment in Shaftesbury PIC
("Shoftesbury”) shores representing 25 per cent.

Over the course of 2021 the independent property valuation
of the Covent Garden estate decreased by 0.6 per cent
{like-forlike) 1o £1,729 million as o result of a 1.5 per cent
decline in ERV to £76.2 million, contraction in the equivalent
yield of six bosis ‘points {odjusted for disposals] to 3.88 per
cent and other movements including the valuer's assumption
on loss of nearterm income reducing from £27 million to nil.

The Group is well-positioned 16 create longterm value from
its properly investmeni business centred around the West
End, underpinned by ifs strong finoncial position. With net
debt to gross assets of 24 per cent and access io substan-
tiol cash and undrawn facilities, totalling £652 million as at
31 December 2021, the Group has the obility to withstond
market volatility, capitalise on investment opportunities ond
deliver long-term value creation.

The Group hos a 25.2 per cent shareholding in Shaftesbury
represented by 96,971,003 shares, acquired in 2020 ot o

" blended price (before costs) of 517 pence per share or £501

million in total. During the year the volue of this invesiment
has increased by £44.6 million and os ot 31 December

-2021 the investment wos valued at £596 million based on

the closing price of 615 pence per share. Dividends received
from this investment during the year were £2.3 million ond
after the year end, the Group has received a further dividend
of £3.9 million on 11 February 2022. The Group's total return
in 2021 from this investment was 8.5 per cent.

During the vear, the Group completed o new £300 million
unsecured revolving credit facility for Covent Gorden, reploc-
ing the previous facility of £705 million which was due to
mature in December 2022. The new facility is fully undrown
and has an initiol three year term with two one-year exten-
sion options.

The disposal of o number of investment properties, principally
located on the periphery of the Covent Gaiden eslate, has
generated gross proceeds of £94.7 million (before costs). In
November 2021, the final £15 million of deferred consid-

. eralion was received in relation to the sole of Earls Court.

Development of Lillie Square, in which Copco hos o 50
per cent interest, is well-progressed. A tofal of 231 Phase 1
units hove been handed over, including four in 2021, with
only three units now remaining available. Handover of Phase
2 continves, and overall a further 21 units were handed
over during the yeor with 66 remaining ovailoble. The joint
venture also holds a small number of investment properties
and the remaining consented land. The joint venture hos
a total property value of £84.1 million and waos in a cash
position of £22.3 million {both representing Copco’s 50 per
cent share) as ot 31 December 2021. In oddition, the Group
holds related properties valued at £2.1 million.

Basis of preparation

As required by IFRS 11 “Joint Arrangements’, the Group
presents its joint ventures under the equity method in the
consolidated financial statements. The Group's inferest in joint
ventures is disclosed as a single line item in both the consol-
idated balonce sheet and consolidated ‘income statement
rother than proportionally consolidating the Group's share
of assets, liobilities, income and expenseson a line by line
bosis. .

Internally the Board focuses on and reviews information and
reporls prepared on o Group share basis, which includes
the Group's share of joint ventures, os this represents the
economic value attributable to the Company's shareholders.
In order to align with the way the Group is managed this
financial review presents the financiol position, performance

- and cosh flow analysis on a Group share basis.

The Group uses Alternative Performance Measures ("APMs”),
financial measures which are nol specified under IFRS, to
monitor the performance of the business. These include o
number of the financial highlights shown on page 5. Mony
of the APMs included are based on the EPRA Best Practice
Recommendations reporting framework, which aims to
improve the transparency, comparobility ond relevance of
published results of public real estate companies in Europe.

One of the key performonce measures: the Group uses is
underlying earnings. The Group considers the preseniation of
underlying earnings to be useful supplementary information
os it removes unrealised and ceriain other items and there-
fore better represents the recurring, underlying performance
of the business. liems that ore excluded ore net valuation
gains or losses (including profits or losses on disposals), fair
value changes, impairment charges, net refinancing charges,
costs of termination of derivative finoncial instruments and
other non-recurring costs and income. Given the scale of
the rental support provided fo lenants during the current year
and during 2020, the non-cash lease modification costs ond
impairment of incentives are material and at levels not expe-
rienced prior to the pandemic nor expected to be incurred
once tenant support measures required as a result of COVID-
19 conclude. Accordingly, they hove been excluded from
underlying earnings on o basis consistent with the compar-
otive period. Underlying eornings is reported on o Group
share bosis.

A summory of EPRA performance measures ond key Group
measures included within these financial statements is shown
in EPRA meosures within'Other Information. .
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Financial Performance

The Group presents underlying ecrnings ond underlying
eamings per share on o Group shore bosis. The Group
considers this presentation o provide useful information as
it removes unrealised and cerlain other items and therefore

" better represents the recurring, underlying performance of
the business.

Net rental income

Overall rental income has reduced by £5.8 million (7.7 per
cent) o £70.0 million from £75.8 million primarily due to
disposals, void units, short term turnover arrangements and
properties being under refurbishment. Properiy expenses
hove decreased by SO 5 million.

Summary Income Statement

DocuSign Envelope 1D B27B7AA1-BF 42-4B9C-B5C5-3F72EB12C8E2

Although net rental income has increased during the year it
conlinves to be impacted by COVID-19 ond remains £14.9
million below the £61.1 million reported for 2019 on on
IFRS bosis. The increase for the year from £15.9 million to
£46.2 million was predominantly due to o reduction in rentol
income outweighed by significantly lower levels of expected

credit losses, impairment of tenant lease incentives and lease

modification costs.

2021 net rental income includes the impact of £2.6 million
of lease modification expense reflecting the derecognition of

" initial direct costs ossocioted with entering into lease modifi-

cations with tenants. An assessment of the tenant lease incen-
tives held on bolance sheet hos resulted in o further £3.3
million impairment being recorded in the year. Both of these
items represent non-cash items for 2021,

2021 .2020
Group Joint Group Joint
share  ventures’ {FRS share  ventures' IFRS
Conlinuing operalions £m - €m £m £m £m, £m
Net rental income? _ 46.4 {0.2) 46.2 15.8 0.1 15.9
Loss on revaluation and sale of investment and development property (15.8) - (15.8) 693.3) 0.2 [693.1)
Change in fair value of listed equily investment’ 44.6 - 44.6 50.9 - 50.9
Administration expensé53 (22.7} 0.1} (22.8) {31.5) 0.5 {31.0) -
Net finance cosis® (31.4) 0.2 (31.2) {23.8) 0.2 (23.6)
. Toxation 0.7) - (6.7) 1.0 - 1.0
Other® . (73.3) 82.3 9.0 1.1 (24.9) {23.8)
{Loss) / profit for the year attributable to owners of the Parent . ’
from continuing operations {52.9) 82.2 29.3 {679.8) [23.9) {703.7)
Adiﬁslmenls“: .
Net renlal income - non-underlying? 59 27.8
Loss on revaluation and sale of invesiment ond development property 15.8 693.1
Change in fonr value of listed equity mveslmenl (44.6) {50.9)
Administration expenses — non-underlying® 2.8 6.5
Others (6.2) 22.5
Toxalion on pon-underlying ilems : ‘ 1.1 (1.5 "
Underlying earnings / {loss) 4.1 6.2)
Underlying earnings / {loss) per share {pence) 0.5 {0.7)
851.3m

852.2m .

Weighted average number of shares *

. lillie Square and Innova Invesiment.

N —

Underlymg net rental income, excluding these items, is £52.3 million 12020: £43.6 million).

W

. Net rental income includes £5.9 million {2020: £27.8 million] of non-underlying costs in relotion to lease modification ond |mponrrnent of tenant incentives.

. Administation expenses includes £2.8 million {2020: £6.5 million) of non-underlying costs crimorily related to the assignment of the Groug's previous head office

lease totalling £1.8 million and legal and other ransaction-related cosls incurred, including in respect of internal group restruciurings, which are all considered
non- underlymg in nature (2020: primarily re!oted o the Shaftesbury investment).

s

.
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Net rental income

2021 2020
* Joint ' : Joint :

Group share ventures IFRS  Group share ventures IFRS

£m £m £m £m £m £m

Rental incomé +70.0 {2.0) 68.0 758 [1.9) 73.9

Property and service charge expenses (17.7) 1.8 (15.9) ~ (18.2) 2:0 (16.2)

Expected credit loss - - - - (14.0) - (14.0)

Underlying nel renial income 523 (0.2} - 521 43.6 ' 0.1 43.7
Impairment of tenant lease incenlives » {2.6) - (2.6)A (1.1 - aray e

Lease modification expense {3.3) - (3.3} 116.7) - (16.7}

Net rental income 46.4 {0.2) 46.2 15.8 0.1 159

Delailed impairment anclysis has been undertaken on the
recoverability of rent receivables representing outstonding
rent, service charge, deferrals and other lease charges. This
onalysis takes into account o number of factors such os the
oge of debt, the sector in which the debtor operates, its
financial position and the potential impact of the extension
of the rent morotorium as well as other relevont existing and
proposed legislation. As at 31 December 2021 the rent
receivable balance was £21.4 million. Based on the ossess:
ment undertaken, os ot the balonce sheet date, the provision
was £10.9 million reflecting 61 per cent on a-net basis.
Movements in the provision for the year have offset bad
debt write-offs resulting in an overall charge 1o the income
stotement of nil. o

" Administration expenses

Loss on revaluation and sale of investment and
development property

The loss on revaluation and sale of the Gréup's investment
and development property was £15.8 million. The property
voluation of the Covent Garden estate has decreased by
0.6 per cent (like-forlike) to £1,729 million, primarily os o
result of a 1.5 per cent like-forlike decline in ERV to £76.2

" million. The valuer has also removed the provision for loss

of nearterm income. The Group completed the sole of o
number of Covent Gorden properties for gross proceeds
of £94.7 million, resulling in o loss on sale of £5.9 million
relative to the 31 December 2020 valuation, although sales
in the second half were completed ot o premium to june
2021 valuation.

2021 2020
Joint . Joint .

Group share ventures IFRS  Group share ventures - IFRS
£m £m - £m £m £m £m
Depreciation 0.2 - 0.2 1:5 - 1.5
Adminisiralion expenses 19.7 0.1 19.8 23.5 {0.5) " 230
Underlying adminisiation expenses 19.9 0.1 20.0 25.0 (0.5) 24.5
Non-underlying costs 2.8 - 2.8 6.5 - .65

Administration expenses . 22.7 0.1 " 228 31.5 0.5} .

31.0

Administration expenses

Administration expenses have decreased by £8.8 million
from £31.5 million to £22.7 million. Underlying administro-
tion costs, excluding the impact of £2.8 million (2020: £6.5
million} of non-underlying costs incurred in the year, were
£19.9 million representing a likeforlike 20 per cent reduction
of £5.1 million.

«

Group simplification and initiatives over recent years have
enabled odministration costs to be reduced from over £50
million to the current level of approximately £20 milfion,
however the Group is mindful of current upward cost pres-
sures including wage inflation.
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Financial review continued

f

Net finance costs

The increase in the average level of gross debt following
the Shaftesbury investiment hos resulted in higher interest
expenses and therefore an increase of £7.6 million in net
finance costs to £31.4 million, of which approximately £26
million relotes to cosh costs. Yearend cash deposits were in
excess of £300 million, however income on this was low
reflecting the interest rale environment in 2021. The refinanc-
ing of the Group revolving credit facility in reduced size ond
other initiatives such os early repoyment of certoin of the
private plocement notes are expected to result in annualised
cash cost savings of over £3.5 million perannum.

Taxation

The Group's tox policy, which has been opproved by the
Boord and hos been disclosed to HM Revenue & Customs
["HMRC"), is aligned with the business sirategy. The Group
seeks to protect shareholder value by structuring operations
in g tox efficient manner, with exteral advice as appropri-
ote, which complies with all relevont tox low and regulations
and does not adversely impact our reputation os o responsi-
ble toxpoyer. As o Group, we are committed fo acting in an
open and tronsporent monner.

Consistent with the Group's policy of complying with relevant
tox obligations and its goal in respect of iis stokeholders, the
Group maintains o constructive and open waorking relation-
ship with HMRC which regulary includes obiaining advance
clearance on key transactions where the lox treatment may be
uncertoin. The Group maintains a low risk rating from HMRC.

" As o UK REIT, the Group is exemplt from UK corporation
tox on income and goins from qualifying octivities. As a
‘minimum, 90 per cent of the income arising from qualifying

activities and 100 per cent of the UK REIT investment profits -

are required to be distributed os Property Income Distribution
(“PID") to the shareholders of the Group. Non-REIT activi-
ties, such as disposals of Irading property, are subject to UK
corporation tax in the normal way. A tax chorge can arise
for the Group (currently ot 19 per cent} if the minimum PID
requirement is not met within 12 months of the end of the
period. There was no PID payable by the Group in 2021 in
relation to the Group's qualifying activities for 2020. During
the year, the Group has paid o PID of £2.1 million porily
setiling the mojority of its PID requirement for the year to 31
December 2021, with the baolance expecied to be settled
during 2022.
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The UK REIT provisions olso require a group to satisfy certain
lests to mainiain its REIT status. The Group saiisfied all REIT
requirements needed to mointain REIT stotus throughout
2021. The UK REIT provisions can impose a UK tox chorge
on the Group if cerlain interest cover fests ore not met. For the
period to 31 December 2021, the Group is expecied to pass
the interest cover ralio test. The Group has been in regular
communication with HMRC and received confirmation that
there should be no adverse consequences if these tests were
not met solely due to the impact of COVID-19.

The: tox charge of £0.7 million in the income stotement
comprises o deferred tax charge of £1.8 million in relation
to derivative financiol instruments ond share-bosed payments, .
and a deferred tax credit of £1.1 million mainly in relotion to
the restatement of trading lsses corried forward to reflect the
increase in tax rate. The main rate of corporation tox remained
unchanged at 19 per cent throughout the yeor. The UK Budget
announced on 3 March 2021 confirmed an increase in the
main corporation fax rale from 19 to 25 per cent with effect |
from 1 April 2023. This change hos .been substantively
enacted on 24 May 202 and therefore hos been reflected
in the Group's deferred tax balonces where applicable.

Whilst the Group is a REIT, it is subject to @ number of taxes
and cerlain sector specific charges in the some woy os
non-REIT companies. The Group is commitied to paying its
fair share of tox including liabilities orising from stomp duty
loand tox, employment toxes, irecoverable VAT, ond corpo-
ration tax on non-REIT income.

The provisions of IAS 12 ‘provide for the recognition of o
deferred tox osset where it is probable there will be future
toxable profit against which o deductible temporory differ-
ence caon be utilised. As a result of the application of this
provision, the Group has not recognised the deferred tox
asset on cerlain losses carried forward. ’

Dividends

The Board has proposed a final dividend of 1.0 pence per
share to be paid on 8 July 2022 to shareholders on the regis- .

* ter ot 10 June 2022. The dividend will comprise 0.5 pence

in the form of o PID and 0.5 pence of ordinary dividend.
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EPRA net tangible assets per share 0.2% to 212.4 pence

2121 5.1 0.5 212.4
1 — — — _— — — —
1.8 1.0 1.1 14
Al
December 2020  Covent Garden loss . Lillie Square loss Equity investment Underlying Non-underlying Dividend & December 2021
on revaluation and sale  on revaluation foir value movement earnings costs Other

and profit on sale

Financial Position

At 31 December 2021 the Group's EPRA NTA was £1.8 billion {31 December 2020 2] 8 billion) represenhng 212.4 pence per shore (31 December

. 2020: 212.1 pence).

Summary Adjusted Balance Sheet

2021 2020
- . Group Joint - Group Joint
) share ventures'’ IFRS share ventures' IFRS
. £m ) £m £m £m * Em
Investment, development and trading property 1,778.5 (84.0) 1,694.5 1,908.8 {113.0} 1,795.8
Financial assets of fair value through profit and loss 596.4 ) - 596.4 551.8 - 551.8
. Net debt {599.3} (22.7) (622.0) Y710.4) 5.1} [715.5)
Other assels and liobilities? 18.1 994 117.5 42.9 84.7 127.6
Net assets attributable to owners of the Parent 1,793.7 {7.3} 1,786.4 1,793.1 . {33.4) 1,759.7
Adjustments: : '
Foir value of derivalive finoncial instruments (1.1) 7.2
Fair volue adjustment of financial instrument — exchangeable bond -
oplion 16.8 55
Unrecognised surplus on Irading property 0.1 2.2
Revaluation of other non-current assets 73 334
Deferred tox adjusiments - 0.2 (2.2)
EPRA net tangible assets 1,809.7 1,805.8
EPRA net tangible assets per share {pence)® 2124 212.1
1. Primorily Lillie Squore. .
R 2. IFRS includes amounts receivable from joint ventures which eliminate on o Group share basis.
3. Adjusted, diluted number of shares in issue ot 31 December 2021 wos 8519 million {2020: 851.5 m||||on)
~ ’
www.capitalandcounties.com
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Investment, development and trading property

The Group share of invesiment, development ond. trading
-property carrying value has decreased from £1908.8 million
at 31 December 2020 fo £1,778.5 million. This movement
primarily comprises copitol expenditure of £9.0 million, offset
by disposals of £117.3 million of Covent Garden andLillie
Square properties, a revaluation loss of £9.9 million ond
write-down and movement in unrecognised surplus of Irodmg
property of £14.1 million.

The Covent Garden portfolio valuation reduced by 0.6 per
cent like-forlike, driven primarily by a 1.5 decline in ERV, to
£1,692.4 million.

At lillie Square, the unrecognised surplus on trading property
declined by £2.1 million and there was o write down of
trading property of £12.0 million. Together with the revol-
uation on investment and development property, the total
revoluation loss was £24.0 million, representing o 1.3 per
* cent decrease in volue, which compares to.the MSCI Copital
Return for the equivalent period of a13.9 per cent gain.

Total property return for the year was 1.5 per cent. The
MSCI Totol Return Index recorded o 199 per cent gain for
the corresponding period.

" Troding property is carried on the consclidated balance
sheet at the lower of cost and net realisable volue, therefore
- voluation surpluses on trading property are not recorded.
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Any unrecognised surplus is however reflected within the
EPRA net tangible assets measure. At 31 December 2021,

" the unrecognised surplus on trading property was £0.1

million {31 December 2020: £2.2 million) which arises solely
on the Group's share of trading property ot Lillie Square.

Financial assets at fair value through profit or loss

The volue of the Group's 25.2 per cent shareholding in -

Shaftesbury os ot 31 December 2021 based on the closing
share price of 615 pence wos £596 million (2020: £552
million based on of 569 pencel resulting in & foir value goin
of £44.6 million.

Debt and gearing

The Group maintains a strong financial position with signif-
icant flexibility, diversified sources of funding, headroom
agoinst debt covenants, access to substantial liquidity,
modest capital commitments, o balonced debt maturity
profile and protection against interest rate movements.

The Group's cash ond undrawn committed facilities ot 31
December 2021 were £651.7 million (31 December 2020:
£1,010.2 million). A reconciliation between IFRS ond Group
share is shown below:

2020

2021
Joint Joint

Group share ventures' IFRS Group share ventures' IFRS

£m £m £m £m £m

Cash ond cash equivalents 3817 (22.7) 319.0 375.8 (10.7) 365.1
Undrown commitied facilities 310.0 - 310.0 634.4 159.4) 575.0
Cash and undrawn committed facilities 651.7 (22.7). 629.0 1,010.2 {70.1) 940.1

1. Primarily Lillie Square. ‘ ) '

2021 2020.

Net debl to gross assets 24.3% 27.5%
‘Loan to value - Covenl Garden debt covenant 14.7% 19.3%
Interes! cover — Group 111.5% 76.1%
Interest cover ~ Covent Garden debt covenant 225.1% 53.8%
Weighled average debt malurity — drawn and undrown facilities - . 48years 4.1 years
Weighted overage debt malurity — drown facilities ' 49years 5.4 years
Weighted average cost of debt - 2.8% 2.6%
Gross debt with inlerest rate protection 100% 100%
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Balance

Group
net debt:
gross assets

24%

d capital structure
Covent Garden

Net debt of £254 million’

- {2020: £352 million)

New £300 million revolving credit facility

agreed September 2021

- Fully undrawn

- Marginal cost of drawdown ¢.1.75% per anaum,
December 2024 maturity?

£550 million US PP loan notes®

- Fixed rate debt (overage cost 2.9%)

- Ronge of moturities 2024 — 2037

1. Comprises £550m of private placement notes ond cash
2. Initia! three year term with two one-year extension options
3. Before upcoming prepoyment of £75m nominal value of notes

Net debi decreased by £111.1 million to £599.3 million in
the year, principally as a result of receipts from the sale of
property. Disposal proceeds included the receipt of £15.2
million of deferred consideration on the Earls Court sale,
£94.7 million on the sale of Covent Garden property ond
£23.3 million from 25 completed sales o tillie Square
{Group share).

The gearing measure most widely used in the industry is loan
to value {"LTV”), however in order to address the foct that [TV
does not take into account the value of the shareholding in
Shoftesbury, the Group focusses on the ratio of net debt to
gross ossets which stood at 24.3 per cent ot 31 December
2021. This is comfortably within the Groug's limit of no more
than 40 per cent.

The Group's policy is to eliminate substanticlly the medium
and long-term risk arising from interest rate volatility. The
Group's banking focilities are arranged on o flocting rate
bosis but are generally swapped to fixed rate, capped or
collored using derivative contracts. At 31 December 2021
the proportion of gross debt with interest rate protection
was 100 per cent (31 December 2020: 100 per cent). The
£300 million revolving credit facility was undiawn at year
end. Subsequent to the year end the Group commenced
arrengements to repay £75 million of US privote placement

Shaftesbury investment

£275 million exchangeable bond with
pledge over c.10% of Shaftesbury PLC
shares

~ 2% per annum coupon, March 2026 moturity

- Flexibility o satisfy exchange through shares
ond/or cosh

- Exchange price of 723.5p {two-woy cdi;JétmenI
subject to dividend threshold)

£125 million loan
— Dec 2023 maturity ] .
— Secured on Shoftesbury PLC shares

notes ot a cost of approximately £81 million including make-
whole costs. The notes form part of the £1.50 million issuonce
completed in 2014, have o coupon of 3.6 per cent, ond ore
set to mature in 2024 and 2026. The pro forma weighted
averoge debt maturity on drawn facilities will increase to 5.0
years and the weighted overage cost of debt will reduce to
2.7 per cent. ’

The principal financial covenants within the Covent Garden
debt are fo maintain o loan to volue ratio of not more than 60
per cent ond an interest cover rafio of at least 120 per cent.
Bosed on the current level of net debt of £254 million ond
loan to value position under the Covent Gorden deb, there is

" substantial headroom with the ability for property valuations

to fall, by a further 76 per cent. Although interest cover cove-
nant waivers were in place for 2021, the interest cover rotio
in relation to the Covent Garden debt wos 225 per cent,
comfortably ahead cf the covenant level of 120 per cent.

As at 31 December 2021, the Group had capital commit-
ments of £5.4 million {£2.2 million ot 31 December 2020),
comprising £4.1 million for Covent Garden and £1.3 million

for Lillie Square. :

The loan facility of the Lillie Squore joint veniure wos repaid
ond cancelled in May 2021. :

2021 2020
Group Joint . Group Joint
share ventures' FRS share venlures' IFRS
£m £m £m £m £m £m
Capilol commilments 54 {1.3} 4.1 2.2 '(l 4) 0.8
1. Primarily Lillie Square.
www.capitalandcounties.com
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Financial review continued

Cash Flow

A summoary of the Group's cosh flow for the year ended 31 December 2021 is presented below:

Summary Cash Flow

'

2021

2020
Group Joint Group Joint
share ventures' IFRS share ventures' IFRS
3 £m £m " £m £m £m £m
Operating cash flows after interest and tax from continuing - .
activities ) 1.5 {1.0} 0.5 (51.7) (3.1 54.8)
Purchose and development of property, plant and equipment ’ {9.5) 1.6 (7.9} (31.0} 7.1 23.9)
Transaclions with joint venlure pariners ' {0.5) " (0.5) (1.0} 1.6 1.6 3.2
Net sales proceeds from disconlinued operations 15.2 - 15.2 194.1 - 194.1
Net sales proceeds from property and investments ) 118.0 (23.3} 94.7 1345 (57.5) 77.0
Equily investment acquisition : - - - {500.9) - (500.9)
Net cash flow before financing 124.7 (23.2) 101.5 (253.4) 151.9) {305.3)
Financing (149.5) 5.9 (143.6)  488.8. 51.2 540.0
Share buyback , ‘ - - - (11.8) - (11.8)
Dividends poid - : {4.0) - (4.0) (4.6} - (4.6)
Other . - - - 16.3) - 6.3) .
(17.3) " (46.1) 212.7 0.7) 2120

Net cash flow? (28.8)

1. Primarily Lillie Squore.

2. Net cash flow is based on unrestricted cash and cosh equivalents. The movement in Lillie Square deposits on o Group share basis of £5.3 million is therefore not

included {2020: £7.5 million). .

Main areas of cash movement

1200

1,010

— \
1000 534
800 ) 652
600 133 150
400 = D D 2 A 3

376 : : 342
200

December 2020 Disposals Financing ) Development Operoting cash - December 2021

of property
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Operating cash inflows of £1.5 million ore os a result of.

net working capital requirements impacted in particular by
. the level of cosh rentol collections during the year, and the
poyment of administration and interest expenses.

During the year, £7.9 million wos invested ot Covent Garden
for capital expenditure on o number of projects. At Lillie
Squore, £1.6 million wos incurred.

At Covent Gorden the disposal of 26-27 Southampton
Street, 30-32 Southampton Street, 31-32 Bedford Street, 33
Bedford Street and a residentiol apartment on King Street
generated gross proceeds of £94.7 million. The handover
of 25 units ot Lillie Square generated £23.3 million (Group
share) of net soles proceeds from property.

£15.2 million of deferred consideration from the Earls Court
sole waos received in November 2021.

Financing cash outflows includes £140 million repayment
of the revolving credit facility in Jonuary 2021, £5.9 million
{Group share) of the lillie Square facility and £3.4 million
prepayment of derivatives. '

Dividends poid of £4.0 million reflect the interim dividend
poid in September 2021. The dividends paid in 2020 of
£4.6 million reflect the cash element of the final dividend
payment made in respect of the 2019 financial year.

IFRS cash and cash equivalents decreased by-24b.l million
to £319.0 million.

.Going concern ’

Further information on the going concern assessment is set
out in note 1 to the financial sialements.

The Company has o stiong balance sheet with net debt 1o
gross ossets of 24 per cent and access to cash and undrawn
facilities of £652 million as ot 31 December 2021. The
Covent Gorden group had nef debt of £254 million and o
loon to value ratic of 15 per cent, which compares with a
debi covenant level of 60 per cent. Whilst covenant waivers
were in ploce for 2021, the interest cover ratio in relation
to the Covent Gorden debt for 2021 was 225 per cenlt,
comfortobly chead of the covenont level of 120 per cent.

There continues to be a reasonable expectation that the
Group will hove adequale resources to meet both ongo-
ing and future commitments for ot least 12 months from the
date of signing these financial siatemenis. Accordingly, the
Directors consider it appropriote to adopt the going concern
basis of accounting in preparing the 2021 Annual Report
& Accounts.

DocuSigned by:

| Sl jolawufm ‘

Situl Jobanputra
Chief Financiol Officer

22 February 2022
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Delivering
" positive

Our Environment, Sustainability and Community (“ESC”) strategy

As a long-term steward of the Covent Garden estate, Capco aims to moke Covent Garden o UK leader in sustainability
by delivering positive environmental and social oulcomes that enhance value for siokeholders while protecting the
-unique character and heritoge of the esiate. This strategy is underpinned by four pillars which align with UN Sustoinable

Development Gools' {"SDGs") as shown below. '

Commitment to Net Zero
Carbon by 2030 with
three-yeor cycle torgets

Tackling
climate
change

Recognise Whole Life
Carbon of heritoge
buildings

Moximise biodiversity in
an urban environment,

et ond SUsto
%,

%
4

through a long-term

Pedestiianisation and X
biodiversity action plon

greening

internal air quality

esmen Improving Our ESC . Driving
air quality strategy innovation
‘ and change Innovate to deliver best

in class in heritoge

.

Local community focus
to our educational and
charitable activities

environment

Become o pariner
of choice for climate
technology in o heritoge

Develop and reward talent environment
in a dynomic, collegiate .
ond creative culture Squort.'r.'g
=h hoatth ond wel communities -
nhance health and well- ’

3 and people
being of our people ond peop
visitors and provide suppori
ond opportunity to the
locol community

Underpinned by a commitment to
. ' *
The highest standards Ethical pructices'o'nd Well-being
transparent reporting

of health and safety

1. More information on the

68

For more on health, sofety and well-being, see pages 82 ond 85.

UN Sustainoble Development Gools can be found dt sdgs.un.org ,
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outcomes

Our ESC strategy is fundamental to Capco's business.
Through our long-term approach and responsible sieward-
ship we deliver value for stokeholders. Our activities during
2021 have delivered progress against all four pillars of our
ESC strategy. The most significant achievement was our
commitment to Net Zero Carbon by 2030 ond the subse-
quent publication of our Net Zeto Carbon Pathway. This
londmark commitment sets out how we will opproach this -
urgent and vital undertaking in o way which recognises the
needs of our heritoge estate ond stokeholders. Our focus is
first to reduce greenhouse gas emissions from our buildings
ond operations as far as possible and then to offset any
residual emissions. This requires action across five areas and
more deiail on, these areas ond our targets can be found on
page 71. Copco is joining the Roce to Zero and we will
hove our corbon reduction torgets validoted by the Science
Based Targets initiative to confirm that they are consistent with
limiting globol temperature rise to no more than 1.5°C above
pre-industriol levels..

During 2021 Capco undertook the first ecological surveys of -
the Covent Garden eslote in partnership with the Wild West
End. We will use the findings to develop o formal biodiver
sity oction plan which will support nature-bosed solutions .
in our.refurbishment projects and our extensive estote plont-
ing by prioritising pollinators and notive plants. Supporting
biodiversity feeds in to all four pillars of our strategy through
mitigation of the effects of climate change, improving air
quality using notural methods, using innovative nature-bosed
solutions which would otherwise require more carbon inten- .
sive solutions and providing a welcoming environment io the
Covent Garden community and visitors alike.

We are now entering the sixth year of supporling London
air quality monitoring through our partnership with Imperiol
College. Throughout that time Covent Garden has consist-
ently had some of the cleanest air in central Llondon.

Innovation through both new technology and the simplicity
of creative new approaches is central to our ESC strotegy,
particulorly in tockling climate change, and consequently is
a guiding principle for Capco’s people as we deliver against
our overall strategy, including against-the four ESC pillars.

Sustainability indices

Qur porticipation in externol sustainability indices ond bench-
marks helps us monitor our performance and identify oppor-
tunities for improvement. In 2021 we achieved our third Gold
oward for reposting in line with the EPRA Sustainability Best
Proctice Recommendations for Reporting, as well as improv-
ing our CDP and GRESB ratings where we hove regained
our green star, We continue to report under FTSE4Good
and S&P Global.
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Responsibility continued .

"Net Zero
- Pathway
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. The fivé key acfions within our
Net Zero Pathway are:

50% embodied
carbon reduction

to below 475kg COzé per m? by 2030 by prioritising innovative
refurbishment using sustainable materials and using Whole Life
Carbon assessments

60% operational
carbon reduction

by 2030 to 90kWh/m?/GIA per annum (commercial) by driving -
down energy demand in all our activities

Prioritise innovation
and renewables

through new technologies and energy initiatives as well as
working with an innovative supply chain

Enhance climate
adaptation ‘

to improve building resilience

Residual emission
offsetting

using certified schemes

www.capitalandcounties.com *
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Responsibility continued *

Environment
and sustainability

Cépc,o is taking a responsible and forward-

looking approach to environmental issues
and the principles of sustainability.

Our focus this year hos been to occelerate
progress against the four pillars which underpin
our ESC strategy. Our achievements and commit-
ments for the coming year are driven by these
pillars ond are also intended to address both
climate-related risks and opportunities. A summary
of our 2021 achievements and our commitments
for the coming year is set out below and further

" detail on our activities is set out on pages 73 to
75. More detail on the fourth pillar of People and
" Community can be found from page 79.

2021 Achievements

- Publicalion of Net Zero Carbon Pathway
including detailed three-year targets and
alignment to the Paris Agreement 1.5°C scenario

- Committed to achieving Nei Zero Corbon in
own operations by 2024

- Operational energy: A likeforlike reduction of
c. 13 per cent on 2019 levels and ¢. 90 per
cent of landlord areas in Covenl Garden now
have energy efficient lighting

- First publication of esiate EPC rating distribution,
showing 94 per cent of estate raled AD

- 12 new commercial green leases in line
with Better Building Parinership completed

- Installed water efficient lixtures in all our
refurbishment projects and identified further
opportunities for rainwater harvesting

- 100 per cent diversion of wasle from landfill
for the Covenl Garden Market Bunldmg and

our own offices
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99 per cent diversion of project and
development waste from landfill
Received EPRA Gold award fog suslomobnhly
reporting for third conseculive yeor
GRESB score increased fo 65 and green star
owarded, CDP Raling increased o B
Completed first estatewide ecological surveys
following becoming o pariner in Wild West End
Donation of approximately £600,000 in value
of time, inkind contributions and cash to local
community
Installation of estate urban fam producing
suslainable produce for community and aising
awareness

Our 2022 Commitments

Secure Science Based Targels initiative
validation of our Net Zero targels

Publish Net Zero Pathway documents: Carbon
Offsetting policy, Occupier Sustainable Fitout
Guide, Climale change risk analysis

Achieve greater than 5 per cent likeforlike
operational energy improvement based on

a 2019 benchmork

Integrate operational and embodied carbon
budget for each'building using Whole Life
Carbon methodology

Iniensify customer engagement programme

on sustainability through use of surveys
Increase proporiion of EPCs compliant

with 2027 C rating target by 5 per cent
Implement idenlified rainwaler harvesting and
greywater recycling and establish waler targels
Conlinue lo diveri al least 95 per cent of waste
from landfill arising from our pro|ccls and
development

Lounch Biodiversity Action Plan

Launch Coveni Garden Community Charter
Determine approach for publication of air
qualily (internal and external) across Ihe eslale
Estoblish paramelers for London university
sustainable engineering intern progromme

fu: innovation
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60%

Corbon footprint
reduction on

2019 boseline

31%

Reduction in
Scope 1 &2
emissions on

2019 boseline

100%

Scope 1 &2

emissions offset

Tackle climate change

Capco recognises the urgent responsibility to tackle climote
change and this is reflected in our 2030 Net Zero, Carbon
torget. We have o strong track record of restoring and cele-
brating the heritage of the Covent Garden estate through
considered refurbishments and developments.

Tackling climate change in an urban’ environment must also
prioritise natural capital as well as greenhouse gas emis-
sions. We will continue to prioritise both noture-based solu-
ions and biodiversity following our first ecological surveys
of the estate during 2021.

Our next stéps are principally set out in the Net Zero Pathway
ond in our 2022 commitments. We will focus on:

- communication and engagement with stakeholders,
including suppliers and customers;

— further integroting our Net Zero approach across all
aspects of our business, including leasing, customer
selection, development, property manogement,
markefing, events and future considerotion of
suslainability-linked financing; and

— developing our staff copability in this area through
training and development programmes.

We continue to embed sustainable proctices and make year-
on-year improvements in oll areas of our performance as
set out in our 2021 ochievements and 2022 commitments.

We are proud of our passionate and talented people who
will deliver on our net zero ambition through prooctive
engogement and mutual understanding to creote ond main-
tain o vibrant, thriving environment in which Covent Garden
and all our stokeholders can flourish.

Carbon fbotprint and energy management
Qur 2019 carbon fooiprint was published in our Net Zero

* Carbon Pathway. We have used the same GHG protocol

methodology to colculote our 2021 footprint which is set
out to the right. The londlord {Scope 1 & 2) emissions over
which we have direct operational control have follen by
¢.30 per cent compared to the 2019 baseline, driven by
disposals and likeforlike Covent Garden GHG. emissions
folling by 12.8 per cent compared to 2019. While the like-
for-like movement parily reflecis the impact of COVID-19, the
reductions ore also a consequence of continued intervention
with building efficiency measures. The overall reduction in
the carbon footprint is driven by o significont fall in Scope
3 emissions, particularly in relation to capital goods, where
the baseline year 2019 included the completion of the Lillie
Square development. Given the nature of longterm capital
investment in our assets, it is expected that this element of the
footprint will vary with the volume of works completed in any
given financial yeor, but with o long-term downward trend on
on absolute ond per m? bosis. We will continue to increase
the amount of data we copture to reduce the proportion
of eslimation required, os well os enhancing transparency
over time.

As set out in our Net Zero Carhon Pathway, aur approach
to offsetting includes colloborating on locol projects, particu-
larly those which aim to convert more carbon intensive

energy such as gas fo electricity. In this context, we have
continued our long-term engogement with Westminster City
Council fo replace gas street lighting and upgrade electric
lights to LED lighting. Approximately 60 per cent of street
lighting is now LED across the estate. We coritinue to work
with our stakeholders to convert the remaining gos powered
lights on the estate to LED lighting consistent with the heritage
nature of the orea. ’

We are commitled fo transparent environmenial reporting of
the estate and the graph on page 75 sets out the current EPC
performance of our-estate. The Minimum Energy Efficiency
Siandards ("MEES") regulaiions set out minimum level certifi-
cation required for all new lettings on an accelerating basis
from 2023. Our objective is to improve EPC performance
whenever we undertake any works to our assets, and we
have set accelerated torgets around this in our Net Zero
Carbon Pathway. Our green lease structures also ensure
thot occupiers do not underioke works which will reduce
the rating of the individual unit. A total of 319 demises are
required fo be assessed for EPC purposes. This excludes
residential properties where the rentol level is below the
MEES threshold {primarily long leasehold) as well os other
units including outdoor barrows, storoge, electric substation
and other ancillary units. Currently 94 per cent of units are

2021 Carbon footprint (tCO,e)

Total emissions (tCO,e)

18,503 .

. €O
O Scope 1: landlord Gos' : 507 2.7%
[ Scope 1: tandlord Refrigerant Gos & Fuel! ’ 6 0.0%
‘a Scope 2: londlord Electricity' - 497 2.7%
O Scope 3: Capital Goods 2,028 11.0%
O Scope 3: Purchosed Godds & Services 4,856 26.3%
[ Scope 3: Tenant Operations 10,294 55.6%
{1 Scope 3: Business Trovel ' 6 0.0%
[21 Scope 3: Waste - 13 0.1%
1] Scope 3: Employee Commuting 23 0.1%
[ Scope 3: Transmission & Distribution . 273 1.5%

1. Includes common parts, shared services and voids
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Responsibility continued

Greenhouse Gas (“GHG”) Emissions Data for
year ended December 2021

Total Scope 1'& 2 GHG emissions
(location-based method')

2021 | 513 | 497 |

zoéol 457 | ] 670

[ Scope 1 (O Scope 2

Total Scope 2 GHG emissions
(market-based method?)

2021 | ] 20 |

2020 | : 12 | s

Intensity measure:
Tonnes of CO,e per ‘000 sq ft

2021 | 0.36 | 0.35 |

2020 | 0.32 | - 0.47 |

OScope 1 O Scope\?

Tota! energy consumption (MWh)

20213 [ - : 513%]
1 3.65]"
2020° [ 5,333
[ - 3.76]

O Totol energy use [ intensity measure (MWh per ‘000 sq H)

. The location-bosed method reports emissions as tonnes of
carbon dioxide equivalent ({CO,el. 100 per cent of the emis-

sions siated ore Uk-based. Details of wha is included in Scopé .

1 ond Scope 2 emissions con be found on page 200.

The marketbased method reports emissions as tonnes of

carbon dioxide {{CO,). 100 per cent of the emissions stated ore

Ukcbased. Details of what is included in Scope | and Scope 2

emissions can be found on poge 200.

. The totol energy consumption f%r 2021 comprised: 2,765,529
kWh (54 per cent} gos, 2,342,495 kWh {46 per cenl) electric-
ity and 27,600 k\Ni {zero per cent) ronsport.

4. The total energy consumption for 2020 comprised: 2,447,491

kWh (46 per cent) gos, 2,875,378 kWh (54 per cent} electric-
ity ond 9,788 kWh (zero per cenl) transport.

N

w.
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assessed at fevel A-D, with o small number of the remain-
ing units either of level E or in development. Qur longterm
management of EPC performance meons we are wellplaced
to meet our targets ohead of statutory regulation fimelines.
We continue to oddress these units as part of our ongoing
copital investment progromme in the estole. Approximately
Q0 per cent of landlord areas in Covent Garden now use
LED lighting. We continue to roll out smart metering fo best
prioritise and target energy efficiency iniliatives.

Greenhouse gas emissions including
Streamlined Energy and Carbon Reportmg
(“SECR”)

Copco has engaged Carbon Footprint Limited to provide'

independent verification of the calculation of 2021 GHG
emissions-assertion, in accordance with the industry recog-
nised standard 1SO 14064-3. We continve to reflect
progress across oll reported SECR measures, other thon
morket-based Scope 2 emissions. These have risen where

" previously let spoce is returned to space with o higher emis-

sion factor toriff than our own renewable toriffs. Given the
nolture of tenant electricity procurement, some- variability in
market-based Scope 2 emissions is expected over time. Our
verification process has additionally included o review of our
Scope 3 emissions given the high proportion. of our overdll
carbon footpnnt which these make up.

Further details of our methodology to colculote GHG emis-

'sions can be found on page 200.

Waste and water management

We continue to work fo roise awareness of recychng oppor-
lunities across the estate to support our aim of improving

- recycling rates across the Covent Garden’portfolio, in addi-

tion o the two food waste recycling facilities on the estate. In
portnership with our waste contractor, Veolia, and one of cur
occupiers in the Market Building, we have instigated a waste
trial cimed ot reducing overoll waste volumes, increasing the
proporiion of waste recycled ond reducing the amount sent
to the “energy from waste” plont. We coniinue to divert 100
per cent of non-hazardous waoste from the Covent Garden
Market Building from londfill. Additionally, the upcoming
lounch of our Covent Garden Community Charler aims to
further reduce food waste as well as oddressing waste deliv-
ery consolidation across Covent Gorden.

Within our own offices, we continue to raise awareness of
recycling and all excess IT or furniture equipment continues

* to be diverted for refurblshmenl or re-use through our

charitable partners.

We continue to monifor water usage across the ossets ‘we
control and have incorporated waterefficient opplionces and
fittings into vt reluibishment ond development projects. As with
energy efficiency, COVID-19 has undoubledly had an impact
on water usage, nevertheless, water usage over the last two
years hos follen on overage by more than 25 per cent. We
have now identified on opportunily for rainwater harvesting
using exisling flood miligation measures and are using peat
free compost in our planting which significantly improves water
retention and consequently reduces walering requirement.

2030

Net Zero
Corbon

commitmeni-

2024

Commitment

- 1o be carbon

neutral in
corporate
actions

94%
Covent Gorden

estate rated EPC
AD ’

12.8%

Likefordike energy
reduction on
Covent Gorden
estate on 2019
levels
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No fines or penaliies relaled to non-compliant actions thot
harmed the environment were incurred by Capco during the
most recent financial year.

Carbon offset

Capco’s Net Zero Corbon commitment is predicated on
reducing emissions os for as possible, ond then offsetting
the residual emissions. For Ihe first time this year, Capco
will fully offset the Scope 1 & 2 emissions arising from real
estate activilies tolalling 1,016 1CO,e os shown in our SECR
reporting on page 74.

In addition; we will continue to offset our business travel. Our
offsets will be nature-based, remove incremental atmospheric
carbon ond provide long-erm corbon storage solutions. As
set out in our commitments, during 2022, we will publish
our carbon offsetting policy which is a critical part of our
octivities to reach Net Zero Carbon by 2030.

Responsible development

In 2021 we published an updated Sustainability Framework
for Projects ond Development which sets out the detailed

. standords required, ond in addition, our Pathway sels clear
short and medium-term embodied carbon targets 1o reach
our Net Zero Corbon commitment by 2030. We will refresh
our framework to clign with these targets, and now torget on
EPC B rating on all developments where heritage buildings
ollow, as well as o minimum SKA level of ‘Silver on oll
major projects and refurbishments. We have set an internal
carbon price, currently £95 per tonne to align with the 2021
London Plan and will continue to review building certificotion
to increase the proportion and level of certiication across
the estate.

Energy Performance Certificates
(EPC) by number.,

Total units

319

Oac - 65.5%
OoE 3L7%
[ Units undergoing refurbishment . 2.8%

Given relatively limited capital activity across the estate,
there were two completed projecis in the period, an office
refurbishment on King Street which achieved o SKA Silver
certification and improved EPC from E to C, and q restourant
refurbishment on Maiden Lane which achieved o SKA Silver
and EPC C rating. We confinue fo explore how we can drive
EPC performance in heritoge buildings.

Capco remains an active member of the UK Green Buildiné
Council.

Improve air quality

Capco conlinues to support air quality, prioritising cleaner
air through reduced numbers of vehicle movements and use
of cleaner vehicles. Capco has consistently sought to intro-
duce additional pedesirian streets across the Covent Garden
districts since 2006. Following the introduction of additional
al fresco seating, Capco has continved to work actively
with Westminster City Council to launch the recently imple-
mented Covent Gorden Neighbourhood Traffic Manogement
Scheme. We support and manage the scheme through our
operotional teams. Extensive greening hos also been under-
iaken to improve the pedestrionised environment. Plant species
are chosen to maximise their polential to improve air quality.
We are working with our neighbours and Westminster City
Council fo explore further ways to reduce service vehicle traffic
through delivery and waste consolidotion and both themes will
feature on launch of our Covent Garden Community Charter.
We continue to explore ways fo improve access to universal
electric vehicle charging points to maximise their use, porticu-
larly by commercial vehicles. We are conducting a pilot of
new indoor air quality sensors which in addition to the usuol
humidity, corbon dioxide and temperature also monitor partic-
ulates and volatile organic compounds ["VOCs”). The sensors
may be introduced elsewhere across the estate should the
pilot be successful. :

Drive innovation and change

. Creativity ond innovotion ore ot the heart of Capeo’s busi-

ness and we hove used this.in our approoch to greening
and ‘on o number of our developments. This year, we have
secured planning consent to trial photovoltaic tiles within the
conservation area on King Streel. We have also lounched
our first farm iniliative which uses hydroponic towers made
from recycled oceon plastic to grow herbs and salad within
o retoil unit. The growing process uses up to 95 per cent
less woter than traditional planting and growing food clese
to where it is consumed greatly reduces the “form to fork”
distance ond associated carbon. The produce is primarily
distributed to our community pariners.

We will contiriue to seek out opportunities to partner with
third parties to triol sustainability technology for the built envi-
ronment while recognising thot our heritoge buildings are
long-term carbon stores that should be celebrated. We have
o proud history of working with universities and ocademics,
ond are actively exploring an intern progromme with local
universities. Such partnerships will continue fo be considered
in order to champion change. :

www.capitalandcounties.com
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Responsibility continued

Task Force on Climate-related Financial Disclosures (“TCFD”)

Following our first response to the TCFD recommendations in the 2020 Annual Report & Accounts, Capco became o formal TCFD supporter and we
continue to broaden and deepen our understanding of climate-related risks and opporiunities for the business under the direction of the Company's
ESC Committees. The following pages set out our approach.

With the exception of the Strategy recommendation (c} which is portiolly oddressed, we believe this disclosure oddresses all of the recommendations
and recommended disclosures of the TCFD fromework. Capco hos undertaken an initiol assessment of both physical and ransitional risk under scenarios
as set out on page 77 and is completing an update using the GRESB tools for both physical and iransitional risk during 2022. Given the geographical
concentration, of our assets, Capco will perform the assessments on a selection’of ossets rother than every single property.

Governance

Describe the The Board sefs and oversees the Copco Environment, Sustainability & Community ("ESC"} stralegy which includes climate-
Board's Oversight of related issues, and has established Ihe Board ESC Committee, which is chaired by Non-executive Director Charlolte
climate-related risks Boyle, and comprises the Chairman, Chief Executive and all other Non-executive Directors, to oversee ESC aclivities on
and opportunities its behalf. The Board relains overall responsibility for the management of climate-related risks and opportunilies. The Board
monitors climaterrelated risk via the Execulive Risk Committee, and has determined that climate-related risk is o principal
fisk in its own right. The Board receives regular updates on relevont matters and ESC developments from the Director of
Sustainability and Technology. More information on the Board ESC Committee and the Executive Risk Commiltee, including
the krequency of their meelings, can be found on pages 22, 93, 96, 97 and 105.

Describe management’s The Chief Executive, on behalf of the Board, maintains operdtional oversight of the ESC Management Commitiee. This
role in assessing and Commillee is responsible for supporling the Board ESC Commikee in assessing, moniloring ond miligating climale-
related risks and acling upon climate-related opportunities. The ESC Management Committee includes Charlotte Boyle,
the Company Secretary, the General Counsel, the Head of HR, the Director of Sustainability and Technology and

. employees from relevant areas of the Company, and is attended by our relained sustainability adviser. Further details on
opportunities the maters considered by the ESC Management Committee and the frequency of ils meetings can be found on page

; 97. Climate-related risks are separately considered by the Executive Risk Committee, as part of the risk management
process based on assessments submilied by the business units and the Director of Sustainability and Technology.

.managing climate-
related risks and

Strategy
Describe the climate- Capco considers climate risks and opportunities over the followmg time horizons:.
related risks and — Shortterm: O - 3 years
opportunities the — Mediumerm: 3 - 10 yeors

organisation has

identified over the short, :
medium and long-term . Copco believes these time horizons allow for appropriate financial planning lo allow for execulion of stralegies

to address climate-related risks and act upon opporluniiies.

— longterm: 10 - 30 years

The Iable below sets out the climate-related iransitional and physical risks ond opportunities identified. At this slage,

_the identilication is based upon forhcoming UK Government stralegy ond policy and the UK climate change
projeclions ("UKCP18") published by the Met Office. A scenario-based risk assessment which follows the’ IPCC
climate projections is in progress fo belter understand the medium and long-term risks of chmole change.

Climate-related risks -

Risk identified Time horizon
Emerging regulation including: ' Shortterm
. . — Further EPC requirements for letlable properties via ihe MEES regulalions '

— Enhonced GHG emissions reporting requiring more delailed disclosures

Changes in market irends, with customers seeking assels with greater suslounobnlny credentiols Medium-term
quicker than we are able to provide

Plicy relating to the upgrade of heritage buildings impedinglupphcoﬁon of energy efficiency meosures  Medium-term

Changes in climate {hotter, drier summers), flood risk-and extreme weather events . long-term

Climate-related opportunities

Opportunity identified Time horizon
Aitracting and retaining customers: providing energy-efficient and sustainability-certified buildings ~ Shortterm
Energy-efficient buildings: resuliing in lower emissions and energy costs Short-term
Demonsirate the Whole life Carbon benefit of our heritage stock and deliver feadership in ‘Medium-lerm

impioving the energy performance of heritage buildings
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Describe the impact
of climate-related risks
and opportunities on
the organisation’s
businesses, strategy
and financial planning

Capco has published its Net Zero Carbon Pathway which sels out how the Gréup will deliver its Net Zero

Carbon commitment by 2030. The Group continues to allocate resources to refurbishment and energy -efficiency
improvemenls as part of its annual budgeling process and has sel an internal carbon price, currenily ot £95 per
fonne, which is considered os part of capital invesiment decisions. In addition, the Group is committed lo enhancing
the reporling of its own and tenant use of resources and has commilted modest sums o improve the coverage of
*smori” meters. The Group has sel o minimum SKA standard of “Silver’ on all mojor refurbishments and a target
energy performance (EPC raling) of B for its refurbishment programmes. However, we recognise that this moy also
present an opporlunity as operational costs may be lower and the assels may see shorter voids and improved
investment yields as they meet occupier and invesior requirements. The Group is'also considering the potential

for sustainability-inked financing whlch moy offer reduced financing cosis.

Supply chain and/or value chain:

. — Engaging with suppliers who can demonsirale. environmental and ethical credentials

— Selecting products that are certified to indusiry standards, e.g. FSC timber
— Regularly reviewing our procurement-related policies to maintain alignment with industry standards
ond regulations

Investment in R&D:

— Ideniification of technologies that may improve the resource efficiency of our assets

— The Group recognises Ihe role that carbon offset will have to play over the medium-term as part of its Net Zero
Carbon strategy and has set o palicy lo carbon offset all directly booked business iravel

— The Group's valuers have regard 1o the individual climote-related risks and opportunities relevant Io the ossels in
the context of RICS guidance and make adjusiments where appropriate; the value impacis of sustoinability where
recognised are reflecling the valuers’ understanding of how market participants include sustainability (equnrements
in their bids and the impact on markel voluations.

- The Group has adopted relevont provisions of the Better Building Partnership’s green lease into its commercial
lease slandard, and to date 12 commercial green leases have been signed. We have increased occupier
engagement on environmenial and sustainability issues.

Describe the resilience
of the organisation’s
strategy, taking into
consideration different”
climate-related
scenarios, including a
2°C or lower scenario

Capeo's sirategy os o steward of the Covent Garden estate has been to invest for the long-lerm Ilaking climate-risk
and opportunily into consideration in ils invesimeni decisions. In 2021, Capco published ils Pathway to be Net Zero
Carbon by 2030. In developing the Pathway, we set 0 GHG emissions baseline using our 2019 performance. This
baseline was used o determine largets that align with SBTi climate-reloted scenarios o limit global temperature rises
to 1.5°C. These scenarios allow us to identify the core areas for focused action to reduce emissions and enhance
the long-term resilience of ihe estate. For example, we will explore the impact of embodied carbon emissions by
assessing the Whole Life Carbon and implemenling measures to achieve performance benchmarks set by indusiry
guidance such as LETI. Capco is currently updaling its climate risk scenario analysis using the GRESB portal and the
results will be incorporated into our sirategy.

Risk management

'

Describe the
organisation’s
processes for
identifying and
assessing climate-
related risk

Copco's processes for idenlifying and assessing climate-reloted risks use the same methodologies as all business
risks and these risks are incorporated inlo the Group's principal risks. The climate-related risk assessment is reviewed
by the Executive Risk Commillee lo ensure completeness and that appropriate’ mitigalion measures are in ploce. The
processes for identifying and assessing risk are detailed comprehensively on pages 22 io 30.

Describe the
organisation’s

processes for managing

climate-related risk

Capco has an Executive Risk Commitiee comprising the Executive Direlors, the General Counsel, the Group
Financiol Conlroller and the Director of Sustainability and Technology, which is the executive level management
forum for the review and discussion of risks, controls and miligation measures. Senior management fiom each
division and corporatefunction idenlify ond manage risks for their division and complele and maintain a risk
register. Climate-related risks and opporiunities are presented to the Boord via Ihe Company’s ESC Board
Committee and ESC Management Commitiee.

Describe how
processes for
identifying, assessing
and managing climate-

- related risks are
integrated into the
organisation’s overall
risk management

The Board has everall responsibility for the Group's risk management, determining risk appetile and reviewing
principal risks and uncertainties regularly, logether with the actions taken o miligate them. Management of

 climote-related risks is integrated inlo the organisalion via a programme of slaff engagement and training.

www.capitalandcounties.com
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Metrics and targets
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K

Disclose the
metrics used by the

_ organisation to assess
climate-related risks -
and opportunities in
line with its strategy |
and risk management
process i

Capco has reported environmentol performance metrics since 2012 and is continually seeking ways fo better
understand and benchmork performance by improving accuracy and expanding existing reporting metrics.
To support the assessment of climale-related risks and opportunities, Capco reports on the following metrics:
- Energy use, including like-forlike performance for controlled assets

~ Energy performance concerning the MEES regulations and EPCs

— Scope 1, 2 and 3, including occupier GHG emissions

— Elecricity purchased via renewable energy sources

— Waler use in controlled assets .

— Proportion of portfolio with sustainability ralings (e.g. BREEAM, Code for Sustainable Homes and SKA)

- Waste resuliing from our offices and the Covent Garden Morket Building

. Capco publishes these metrics in an annual disclosure that follows the best practice sustainability recommendations

(sBPR”) set by EPRA. In 2021, the Group achieved a Gold rating for the third consecutive year from EPRA for this
disclosure in recognition of its comprehensiveness. A copy of ihis report can be found in the Responsibility section

‘on our website. Given the proporlion of these estimated emissions, a core element of our approach will be 1o
improve data access and qualily and lo engage actively with our supply chain to ensure their, commitment to

reach Net Zero Carbon oligns with our own.
As we progress our Net Zero Carbon commitment, Capco will report on embodied carbon.

In oddition to the detoiled sustainability disclosures that Capco provides vio our website, we respond o the
following indices and iniliatives:

- COP

— FTSE4Good

— Global Real Estate Sustainability Benchmark (GRESB)

— S&P Global/Corporale Sustainability Assessment

Disclose Scope 1,
Scope 2, and, if
appropriate, Scope 3
greenhouse

gas (“GHG") emissions,

and the related risks

A breakdown of Scope 1, Scope 2 and Scope 3 GHG emissions is disclosed on page 74. In line with Streamlined
Energy and Carbon Reporting (*SECR’] requirements, energy use and an intensity metric are disclosed on poge 74.
The Group discloses a further breakdown of GHG emissions and other metrics in the 2021 EPRA sBPR reporl.

Describe the targets
used by the
organisation to manage
climate-related risks
and opportunities and
performance

against targets

30 per cent of the Executive Directors’ non-finoncial performance measures under the annual bonus scheme relate
to the Company's ESC siralegy, including the implementation of the Net Zero Carbon Pathway.

Within the Net Zero Carbon Pathway, a number of detailed largets have been sel lo be achieved by 2030
olongsrde interim largels on a three-year cycle including:

- Reducing embodied corbon by 50 per cent

— Reducing operalional carbon by 60 per cent

- Prioritising innovation and on-site renewable technologies

- Enhoncing climote change adaptation and resilience

— Offselting 100 per cent of residual carbon emissions (after Iokmg all vigble efficiency and carbon reduction actions)
The performance against these targets is monitored by the Board ESC Commitiee and reporied to the Board.

The carbon targets in the Nei Zero Carbon Pathway include interim targets for 2024 and 2027. These are
supported by the following additional climote-related performance targets: '

K

— A proporlion of estale energy demand lo be met by on-site renewables

— Aninternal carbon price is established and carbon cost is being integrated into the financial decision-making
process

— Accelerated EPC largets with 2024 and 2027 requirements three years oheod of ormo| MEES requ[remenis

— 100 per cent of electricity purchased to be from renewable sources

~ Major refurbishment projects to achieve ot least a ‘Silver’ SKA raling (where appropriate)

Capeo will conlinue to set year-on-year likeforlike energy and tarbon reduction largets aligning with our Net Zero

Cuaibun commitment 1o demonsirale single-year progress.
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.

- Community

During 2021, Capco continued to
work to benefit the communities

in which we operate and to support
our chosen charities.

2021 Achievements

~ Conlinved to engoge with schools parlicipating
in the Capco Education Programme and
identified new initiatives lo benefit young people
in the district

- Encouraged our employees to engage
in responsibility initialives by including
an ESC objeclive in every employee’s
performance objectives

Our 2022 Commitments

— Continue our educalion programme,
collaborating with local Covent Garden schools

- Contlinue working with ULi's Urban Plan Initialive
and supporiing the Brighter Futures Fund through
the Young Westminster Foundation

- Employees to contribule up to five hours during
the year lowards the wider communily, either
through an ESCrelated project or a maiched
funded aclivity

-Supporting the local community

Copco co-ordinated initiofives to promote a greener, more
biodiverse and- culturally rich estate ot Covent Garden for
the benefit of the local community. We provide support to
o range of local community-focused programmes and are
one of the main sponscrs of the Covent Gorden food bonk,
making significant conlributions and providing assistance
throughout the yeor. ‘

When planning the proposed extension to the of fresco seat-
ing for restaurants across the estote, we engoged with local
residents via o detailed consuliation to ensure their views,
were properly considered, and were pleased that the major-
ity of local residents were supportive of the proposal.

We infend to launch our Covent Garden Community Charter
during 2022 for the benefit of the community and have been
consulting with the local community on our plans. It is the
intention that the Covent Garden Community Charter will be
a voluntary code of conduct aimed of oll Covent Garden
occupiers to help engender a neighbourly approach io living
and working in Covent Garden, whilst helping to support the
more effective implementotion of our ESC strategy.

Supporting Covent Garden’s cultural
heritage

The heritage of Covent Gordén is important and we support
o number of organisations thot work. in this area. During
2021, we funded an outdoor theatre stage for the IRIS
Theatre Compony at St. Paul's-Church and our employees
provided further marketing and promotional expertise: tn this
community-bosed charily. We also donated to the Chicken

" Shed, o children’s and youth theatre charily that engages in

community outreach projects. Capco is a corporate sponsor
of the Mousetrap Theatre Project, which provides a range
of subsidised theatre progrommes and crealive learning
projects accessible to young people, low-income families
and those with additional needs.
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Responsibility continued

£22,600

Tolal raised or
donoted by the
Company for the
‘Gift for Good’

charity ouction

7,100

pariicipants
in the Apple
Morket
Challenge -
during its

15 years

We' continued to support the arts as o patron of the British
Fashion Council and British Beauty Council. During the
summer, we sponsored ond supported the Royal Opera
House to deliver ‘ROH Unlocked’, o month long cultural
programme showcasing the best of the Royal Ballet and
Opera across the estate.

Homelessness

Copco hosted its second ‘Gift for Good' charity auction
in portnership with charity Only a Pavement Away which
works clongside Crisis. The auction raised over £11,300,
which was maiched by Capco, raising o total of £22,600
for the chority.

During the year, Capco supported o number of homeless-
ness chorities including St Mungo's, a charity which works
in the Covent Garden district supporting marginalised
people to access recovery services, and The Connection
ot St. Martin's,_a homelessness charity that helps people to
move away from, and stay off, the streets of tondon. Capco
remains a strategic corporate partner of tandAid, the prop-

.erty industry charity cimed at ending youth homelessness

in the UK. : :

Qur Finance and Corporote Services teams volunteered ot
The Felix Project, which uses surplus food to provide healthy
meals to charities and schools to support vulnerable people.

Educational programmes
Young Westminster Foundation

Copco supported the Foundation's ‘Mastering My Future’
Progromme, which aims to raise young people’s aware-
ness of employment opportunities, develop confidence,
self-esteem and communication skills, ond provide hands-on
experience with employers. We are proud to have been a
supporter of this charity since its inception four years ago.

We also co-ordinated a networking event to showcase
the Westminster Employment Service to our food and
beverage customers.

Apple Market Challenge '

Capco facilitated the Apple Market Challenge for its 15
year. The initiotive continues to be hugely successful and
hos now involved around 7,100 children since its incepfion.
This year, pupils from four schools presented ideas for on
innovative new product, which could be sold from the Apple
Moarket in the Covent Garden Matket Building. Four teams
made the final round, and delivered their presentations to o
panel of judges from our staff before a winner was chosen.
The Chollenge helps children to understand the various skills
involved in running ‘@ small business, including morketing,
design ond finance. Our Director of Sustainability and
Technology also spake to the children obout Copco's ESC
strategy ond sustainability initiotives.
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Dragon Hall

We support Covent Gorden Dragon Hall Trust with their
digitcl support programme for the over-55's. The Trust
provides one-to-one training, helping older people occess
online services including doctors’ oppoiniments, banking and
shopping. They also provide hardware to encourage older
people to get online without the initial cost outlay. )

cher initiatives

During the year, one of our employees hosted a charity
concert in aid of Bliid Veterons UK, which helps ex-Service
men ond women of every generation rebuild their lives after

“sight loss. We also donated surplus IT equipment to the NHS

Social Prescribers, One Westminster West End Community
Trust, Age UK Westminster, West Cenirol Llondon Fixers and
Single Homeless Project.

Community events

In conjunction with local residents: and the Lord Mayor of
Westminster Capco enabled a socially distanced Armistice
Doy Commemoration event on the Piazza which included the
laying of o wreath fo the memory of those who served in the
Armed Forces and who worked in Covent Garden markets.

We continued to work with the Urban Lond Institute on its
Urban Plan Project. During the yeor we worked with students
from Westminster Kingsway College and Atk Walworth
Academy ‘on on interactive online progromme which
helps young people understond the role real estate plays
in renewing and regenerating urban areas and brings the
urban environment to life through o series of workshops and
team-working challenges. A number of Capco employees
participated in the sessions.

Copco porticipated in the Pathways to Property summer
school presentation, alongside 30 other firms. This was an
event held ot the University of Reading with students partic-
ipafing in @ number of events and lectures. The programme
was held virtually over three days, culminating in the final
day's presentation to firms.
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People

People are key to our success. We aim
to develop careers by promoting talented
individuals to positions of leadership.

- !
2021 Achievements

- Further improved employee performonce,
development and professional standards across
the Company *

- Conlinved to support initiatives Ihot aim fo
increase diversity and inclusion within the
property industry and strengthen a diverse
ialent pipeline

- Continued Io encourage and inspire our
employees fo look after their health and well-
being by building on our educational sessions -
with a conlinued focus on menial health cnd
financial welkbeing

Our 2022 Commitments

- Culture & Engagenmient: Crealing a working
environment in which employees are inspired
to give their best every day and are molivated
lo be part of the Company’s success

- Performance, Development & Growth: -
Encouraging employees to lake personal
responsibility for their own performance,
development and career :

- Rewarding & Recognising Excellence: Building *
,on our high performance culiure by ensuring
*that we have capable employees who are
appropriately incentivised, rewarded and
motivated to deliver excellent performance

- Equality, Diversity & Inclusion: ‘Building on our
diverse and inclusive culture that aclively aliracts
and engages diverse, lalented individuals
from many different heritages and lifestyles,
promoling equality and inclusion

- People & Communily: Recognising the balance
between social and environmental impact,
we are committed lo making a difference for
the good of sociely by supporling our people,
local community and stakeholders and working -
towards a more susiainable environment .

Well-being

The well-being of our people hos continued to be of the
upmost importance. We continued to support our employ-
ees during periods when government guidance odvised
working from home during 2021."We enhonced our lifestyle
programme, with a.focus on resilience and healthy home -
working. We provided odditional support to employees,
where needed, ond we supported o number of initiotives
which encouraged our employees fo stoy active whilst they
were working from home. As part of our employee engage-
ment survey, we sought views on how our employees felt
supported by the Company duting COVID-19. More detail
on our wellbeing programme can be found on'page 82.

Safe and welcoming offices

We re-consulted with our people prior fo the offices reopen-
ing in line with government guidonce, and individual and
office risk assessments were refreshed. The measures to
ensure our offices remained COVID-secure and in line with
govemment guidance continued. We installed plasma air
jonisers to air conditioning filters and added additional green-
ery o enhance the working environment for our people. Our
people have enjoyed a safe return 1o the office, reporting in

- the employee survey that they felt it was o safe and friendly’

environment and they enjoyed being bosed ot the heart of
our Covent Garden estote.
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Résponsibility continued

5

hours ESC
volunteering
per employee

3

well-being doys
granted to each
employee

Engagement

Capco ron its ‘inaugural employee survey in 2021, The

survey had o high response rate ond received very posi-

tive feedback in all areas. The results were delivered to
the Compony and employee-led working groups were set
up to look ot areas of improvement in the following areas:
New Ways of Work,, Integration, Business Processes and
Space. Recommendations and proposed next sieps were
then presented to the Executive Directors, leadership team
and employees. Recommendotions will be bought forward
for implementation as oppropriate during 2022. We intend
fo continue running periodic employee surveys.

Talent

Qur cim is to manage talent effectively and ensure that we
have sufficient capability to realise our strategy. We regularly
undertake succession planning exercises to review the talent
pipeline and progress individuals according to capability.

We have o graduale recruitmeni programme for top grad-
uates who pursue an internal programme of training ond
mentoring, which will ensure they are well prepared for
the Royal Institution of Chartered Surveyors Assessment
of Professional Competence {"APC"). Eoch graduate is

ossigned on experienced Capco counsellor and supervisor

who guides them through the APC process.

New opportunities that orise in the business ore advertised
internally and we aim to promote internol candidates in order
to enhonce career development ond encourage mobility
across the Company.

Training and development:

Copco fraining and development progrommes are designed.

lo strengthen our teams and challenge aspiring leaders.

We make taining available o oll employees, and individual
Iraining and development needs are identified and discussed
ot performance review meetings with line managers. During
2021, our employeés recorded 852 hours of training activity.

We sponsor individuals undertaking further professional qual-
ifications, and encourage continudus learning, reflecting our
commitment to a knowledge-bosed environment. Mental
health elearning continued to be provided to all employees.

We recognise that coaching and mentoring can have a
significant impact on behaviours, and certain employees
continue to benefit from bespoke coaching progrommes.
We provided specific Iraining on working practices lo junior
team members during the yeor.

Performance management

A new online performance management system was intro-
duced ot the end of 2020, building on our continuous
performance and development culture in order to increase
productivity ond performance.

Annual performance obijectives for each employee are
ogreed at performance check-in meetings, which toke place
at the beginning of the calendar year. Ongoing performance
checkin meefings take place regulady throughout the yeor.
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Performance is measured against objectives set for the previ-
ous year and individual performance ratings underpin discre-
tionary annual bonus awards.

Culture

Capco promotes a high-performonce .ond’ entrepreneurial
culture, reflective of our business strategy. Copco people
operote with integrity and are supportive of colleagues
across the business. Employees are particulorly engaged
with the business and understand the difference they can
make in progressing our strategic objecfives.

We hove on inclusive approach ond aim to help people
develop and realise their poltential. Capco people are
results-driven and brave in their approach to new ideas.
Many of our people are in new roles and have assumed
increased levels of responsibility since joining Copco.

We support new parents refurning to the workplace, and
encourage our people to adopt a healthy atiitude to work-life
balance and to participate in the community. We provide’
maternity coaching to senior female employees to provide
odditional support in transitioning back into the workplace.

Benefits

In addition to core elements, an attractive pockoge of
odditional benefils is available to all our people, which
includes privote medical insurance ond dental cover. The
Company currently contributes up to 15 per cent of salary
to the MyCapco pension scheme, which will be increased
to 17.5 per cent of salary during the year. Qur policy is to
enable employees to take their full oanual leave entitlement
of 28 doys per annum, rising to 30 days after four years’
service, and we offer a flexible leave policy under which
employees have the ability 1o buy and sell up to five days’
holidoy per calendar year. All employees hove access to a
biennial medical through our external compony GP bosed
in Harley Street.

Lifestyle and well-being

During 2021, we hosted virtual seminars for our employ-
ees on a wide range of topics, including mentol wellness,
supporting dads, lower limb healih issues, the importonce
of exercise and o session on oncology. We also hod o
specific emphasis on finonciol well-being, and ran o session
for firstime home buyers. Other topics included will wiling,

protecting your wealth ond soving and investing. ’

Recognising the impact of a third lockdown on our employ-
ees, Capco offered oll employees three additional well-be-
ing doys during the second quarter of 2021.

We encouraged our employees to stay active during periods
when they were working from home, ond we provided access
to o Compony-sponsored well-being app which provided
yoga, Pilates, cardio, stretch ond sirength based exercises, os
well os healihy recipes, mindfulness and medilotion. *

Additional support was provided fo employees, where needed,
in the form of counselling, checkup calls from the Company’s
private GP and welfore calls from HR and line managers.

‘



DocuSign Envelope |D: B27B7AA1-BF42-4B9C-B5C5-3F72EB12C8E2

A month-long employee well-being challenge “Steptober”
took place during October with over half the Company
parlicipating and o charitable donation was made to
LlondAid's Steptober chollenge.

Reward

The oim of our reword strategy is to compensote people for
high performance and fo incentivise them to.sirive fo improve.

Core compensation packoges at Capco comprise three
elements: bose salary, discretionary performance bonus
and discretionary shore awards. The discretionary elements
are ovailable 1o all employees. We regularly benchmark
. our approach to reward to ensure thot we are appropriotely
competitive in the market. ’

Bonus awords are made anaually and toke into account
performance during the yeor.

All Capco employees are eligible to receive share owards so

that everyone can participate in the success of the Company.
These owords have o three-year performance period and
ore subject to corporate performance conditions.

Diversity and inclusion

We believe that every person in the Compony has a part o
play in generating value and we understand fully the benefils
of o diverse workforce. Diversity is considered when moking
appointments ot all fevels.

We are keen to develop female falent across the business
and provide executive coaching to our senior leadership
team. There is strong femoale representotion across the busi-
ness. A summary of gender diversity across the Company as
at 31 December 2021 is set out below. )

Caopco's moternity poy ond shared porenial leove bene-
fits each pay six months’ full pay. In addition, we regularly
review our policies fo be a more inclusive and supportive
employer and intfroduced o domestic abuse policy during the
year. Interactive Compony-wide troining was provided on
the following areos: Ethnicity in Property; Inclusive Behoviours
and Unconscious Bias; ond Respect ot Work.

We continve fo support o number of initiotives which aim
to increase diversity within the property indusiry, including
being a signatory fo the RICS Inclusive Employer Quality

Gender diversity'

* Board [ 571%) . 2(29%) ]
SMT? { —4(36%) | 71647
:r:ployees L 29 (40%) | 43 160% ]
OMoles [ Femoles '

1. As at 31 December 2021
2. Senior Manogement {excluding Directors)

Mark, o member of the Employers' Network for Equality
and Inclusion {“ENEI"), o member of Real Estate Balance,
a sponsor of the Reading Real Estote Foundation and a
supporter of the Pathways to Property work experience
programme. Capco is o corporate member of the British
Property Federation (“BPF’) and supports the BPF Futures
programme. In addition, Copco is a member of the BPF
Diversity and Inclusion Champions nefwork. A number of
employees are involved with the Urban Land Institute {"ULI")
ond the ULl Next and Young leaders Progrommes. We have
a policy to promote equality in relation to race, religion,
gender, age, sexual orientation, disability and nationality
amongst our employees and also an onti-harassment and
bullying policy, both of which are published on our website.

During the yeor Copco hosted a Real Estote Bolance event
with our Chief Executive, lon Hawksworth, pariicipating
in the event as mentor. Ih oddition, one of our employees
co-chairs the Reol Estate Balonce NextGen Committee and
delivered a presentotion about Real Estate Balance and the
committee to our Board.

This year we parinered with the social mobility charity
UpReach and provided work experience to two students.
We continue to support the Reading Real Estote Foundation's
Access progiamme ond provided an infernship plocement to
one student. During 2022, we will provide o summer intern-
ship to a student under the 10,000 Black Interns programme.

We are keen to promote inclusivity and diversity omongst the
wider community ond worked with the Westminster Property
Association during the year to promote their disability forum.

Human rights and UN Sustainable
Development Goals

Copco does not have a stand-alone human rights policy;
os the standords we expett to be adhered to are integroted
within @ number of our policies and procedures which relote
to both our own employees ond those of our supply chain.
Capco's ESC strategy is aligned with the UN Sustainable
Development Goals {"SDGs"). More information on the rele-
vant SDGs can be found on page 68. Capco's ESC stategy
and Supply Chain Policy con be found on our corporate
website.

Modern slavery

In accordance with the Modern Slavery Act 2015, the Boord
has ‘approved a Modern Slavery and Human Trafficking
Statement, which hos been published on our website. The
statement details the steps we take to avoid slovery ond
human trafficking in our own operations and in our supply
chain. We believe thaf our own operations present minimal
risk, but.recognise that o higher level of risk is posed by the
suppliers we engage to provide goods ond services.

During 2021, we continved fo raise owareness of modern
slavery matters with those responsible for procurement.

We support
anumber
of diversity
initiatives

www.capitalandcounties.com
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Responsibility continued

Health, Safety
and well-being

We strive to achieve the highest standards
of health, safety and well-being in all our
activities, our assets, our projects and our
offices. . ' ‘

2021 Achievements

- Enhanced our visible leadership and developed
our cullure in safely, health and welkbeing

~ Implemented a wide range of measures 1o
support our employees’ wellbeing

- Encouraged our contractors lo give health
an equal billing fo safety

- Maintained on excellent Planned Preventative
Maintenance [“PPM") dashboard rating and an
Accident Frequency Rale ("AFR”) of 0.00

- Became a CLOCS Champion for-our
construction projects

- Trialled enhanced Capco health and sofety
standards with cerlain suppliers

— Our COVID-19 Secure siralegy conlinved lo
manage the risk of COVID outbreaks across
the workforce and managed estates

2022 Commitments

There is an opporlunity to continue to build on our

recenl achievemenis:

— Continue to promote a health and safety awore

* culiure amongst our employees and supply
chain, through Direcicrs’ tours, targeted iraining
and risk awareness workshops with operational
teams :

- Enhance Capco health and safely standards for
our supply chain where oppropriate and embed
these standards via engagement

- Upskill relevant employees on the emerging
Building Safety Bill provisions, so as to ensure
preparedness .

" — Provide safe, healhy and secure environmenis
withoul incident and maintain an AFR of less
than 0.20 across our projects
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We work closely with our supply chain through o risk-based,
collaborative approach to the management of health, safety
and wellbeing to ensure our standards are achieved.

Activities during the year

Caopco continved to implement high stendords of health and
salely on its operations and development projects during the
year, to ensure that the health, sofety and well-being of stake-
holders who visit and enjoy our ossets, work ot our offices or
are éngaged in our supply chain continued to be prioritised.
During the year a review of the health, safety ond well-being
standards for works was conducted in line with emerging
industry best practice and the enhanced standords were
triolled with a contiactor ot Covent Garden. These were
well-received ond it is intended that the enhanced standords
will be finalised and launched o further contractors os appli-
cable during 2022. ’

In response to the pandemic, Capco and its key supply chain
evolved its COVID-19 Secure strotegy and management
protocols in line with government and indusiry guidance and
ensured that operationol and development activities could
continue to be delivered safely. At the Covent Garden eslate,
os the government restrictions encouraged a more intensive
use of the ouldoor areas, additional al fresco seating was
installed to high health and safety standords, with o view
to ensuring the safety and amenity of visitors to the estate.

We continued our focus on visible leadership in health,
safety and well-being, ensuring that these were prioritised
in decision-making. The increased presence of Directors on
the estate hos allowed more od hoc tours of the estate,
increasing awareness of health ond safety motters across the
business. Health and safety risk assessments continue to be
undertaken on-all new operations and projects.

Weekly heolth and safety inspections took place on our
development projects and occupier fitouts at Covent Garden,
with attention paid to compliance with the Construction
Leadership Council Site Operating Procedures. These were
supported by detailed health and saofety inspections across
the estate. The small works projects ot the Lillie Square asset
continued to adhere to the highest standords of health and



safety. A total of 608,438 working hours were completed
on our development sites during the year and both an AFR
ond lost lime incident frequency rate (“LTIFR”) of 0.00 for the
year were achieved..

"We mointained our membership of the Considerate
Constructors Scheme {"CCS”) Client Partnership ond the
Construction Clients leadership ‘Group, reflecting our
commitment to ensuring the highest standards of heolth and
safety on construction projects across the Group. As a Client
Partner, Copco requires the contractors we engage 1o be
registered with the CCS and comply with all aspects of the
Scheme'’s Code on our sites. We refreshed our Sustainoble

. Development Framework during the yeor to include well-be-
ing target meosures, aligned with our ESC strategy ond
responsible development opproach.

We closely monitored the legislative developments of the
Fire Sofety Act 2021 ond the Building Sofety Bill with a
view lo ensuring that Capco will be fully compliant when ihe
legislation becomes effective. There will be more to do in
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2022, os the legislation evolves. We continue 1o contribute *

os part of the British Property Federotion Sounding Boord
. ond Construction Clients Leodership Group.

The COVID-19 Working Group ensured that appropri-
ole working arrangements for-our employees remained in
place. Working practices for our staff voried throughout the
year ond we ensured that our employees were consulted
with on the developments to our COVID response ot our
offices. During the period, risk assessments (including for
those returning to work] were utilised os appropricte to
ensure the health, sofety and well-being of our employees.
Our employee engagement survey sought views on how our
employees feli supported during COVID-19 and we were
pleased that Capco’s opproach to managing the health and
safety impact of the pondemic was appreciated, ond that
employees felt our head office wos a sofe and friendly envi-
ronment and they enjoyed being based ot the heort of our
Covent Garden estate, and 86 per cent of our people felt
hoppy with the communication from the Company. For more
information on engagement with our employees during the
yeor, please refer to the Stokeholder engagement section
on poge 34.

Health and well-being initiatives

During 2021, Copco continued to ensure that health and
well-being were given equal consideration with safety.

In oddition to our employee initiatives described on page
82, healih and wellbeing initiatives were chompioned for
~ the workforces on our projects. We olso delivered mental
health awareness training to one of our major suppliers.

Governance

The health ond safety governance and reporting fromework
continues 1o function effectively across the business, ensuring
robust management and monitoring of health and sofety.
Sector Safety leadership Teams (“SSLTs") for each of the
Group's activities, comprising senior management and rele-
vont employees, met reqularly during the year to consider

health, safety ond well-being matters for each asset ond
to implement the Group's Occupationol Health and Safety

Management System {"OH&SMS’) at operational level. This.

included execution, monitoring and reporting of the COVID-
19 secure protocols. The SSLTs are overseen by the Group
Safety Leadership Team ("GSLT’), which is chaired by our
General Counsel ond ottended by our Chief Executive, who
is also responsible for health and safety at Board level. The
GSIT facilitotes the sharing of lessons learned and evolv-

" ing best practice recommendotions ocross the operational

SSITs, and reviews health and sofety performance ocross

-the Group throughout the year. -

The COVID-19 Working Group continued to report into the
GSIT and to the Executive Directors on COVID-19 specific
matters. Health and safety is o stonding item on the Board's
agendo and the Boord receives regulor formal reporis,
summarising health ond safety performance, risks and
ochievements across the Group.

The OH&SMS continues fo remain oppropriote ond operates
effectively across the Group. .

Training

Our training programme ensures a stiong health and safety
cullure remains embedded within the organisation ond is
communicated to our supply chain. Hoving been disrupted by
the pandemic, the struciured Health & Sofety IOSH Leading
Safely and IOSH Managing Safely programmes have been
reinstated for 2022. However, health and safety aworeness
workshops were held with the operational property teams,
which enabled the teams to consider and discuss their health
ond safety responsibilities in a proctical and open forum.

Reporting

No work-related employee fatalities were recorded in 2021
or since Copco's inception. There were no RIDDOR incidents
reported across the Group during 2021. The AFR for Capco
development projects, small projects and occupier fitout

+ works at the end of 2021 stood ot 0.00. Capco's: LTIFR for

2021 was 0.00.

* The sections of the Annual-Report which make up the Strategic Report are
sel out on page 121. The Strategic Report has been approved for issue

by the Boord of Directors on 22.February 2022.”
On beholf of the Board

lan Hﬁwksworth
Chief Executive

www.capitalandcounties.com
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Our Board in 2021

ESC

The Boord maintained a close focus on ESC matters during the year.
The Board ESC Committee provided regular updotes to the Board,
ond was briefed on ESC initictives across the business by the ESC
Manogenient Commitiee, including the development of the Net Zero
Corbon Pathway. ESC matters opproved by the Boord during the
yeor included the Company’s ESC strategy and the finalised Net Zero
Carbon Pathway, on the recommendation of Board ESC Comimitiee.

Operations and team .

The Board received regular updates throughout the year on operational
matters including the tenant support programme, rental collection rate,
markeling initiatives, footfall, lettings and new openings.

The Board olso took a keen interest in the outcomes of the Compony's
first employee engagement survey and received updales on employee
views from Charlotte Boyle, who is the Non-executive Director desig-
nated to report fo the Boord on employee views.

Finance
.
During the year, the Board oversaw a number of initiotives to ensure the

‘Company maintained a strong balance sheet. These included the refi-

nancing of the Covent Gorden RCF, the transition from tIBOR to SONIA,
the consideration of o' number of financing and hedging options and the
resumpiion of the Company’s dividend programme.

Application of the Principles of the UK Corporate

" Governance Code 2018 (the “Code")

In oddition to the reports listed on the contents poge, the following
sections of this Governance report outline how the Principles of the Code
have been applied throughout the year:

Board leadership and compony purpose . Q0.
Division of responsibilities ' .. 96
Composition, succession ‘and evoluation ’ 98
Audit, risk and internal control . 101

Remuneration . ' . 106

www.capitalandcounties.com 87
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Corporate governance report

Chairman’s letter

“The Board ensures that we deliver the
Company'’s strategy in a responsible
manner and the way we do business
reflects Capco’s culture and values.”

Henry Staunton, Chairman

Dear Shareholder,
| om pleosed to introduce Capco’s 2021 Corporate governance report.

Copco’s proactive opproach, commitment and creativity hove positioned
the business strongly for recovery ensuring the Company is well-ploced
financially and Covent Garden is the West End’s most vibrant district with
o world-closs customer line-up. The effective execution of strategy has
been reflected in the resilience of the business and the Company's returns
for the year. We look aheod with confidence in the longterm prospects
of the Covent Gorden estate and london’s West End.

Performance and dividend

Capco delivered total shareholder return for the year of 16.5 per cent,
which comprises share price performance and the dividend paid in the
year following the resumption of the Compony's dividend -progromme.
Totol return for the year was 0.4 per cent, driven by a decline in prop-
erty valuations in the first holf of the year, offset by a 4.6 per cent like-
forlike increase in the valuation of the Covent Gardeneslate to £1.7
billion in the second half of the year. The Board is recommending o
final dividend of 1.0 pence per share, bringing the total dividend for
the yeor o 1.5 pence per share, ond intends to grow the Company's
dividend over time.

88 Capco Annua! Report & Acbounts 2021

Governance framework

“The Board ensures that Capco operates responsibly as we deliver the

Company's strategy, and that ihe way we do business reflects our culture

. ond values. This report, and the Committee reports which follow, explain

the ways in which the Boord, its Commitiees and our broader govern-
ance fromework work together to achieve our purpose of invesfing in
and creating world-class ploces, focusing on central london, and using
our vision, long-term approach ond responsible stewardship, to deliver
economic and social value and generate benelils for our stakeholders.

Culture and values

The Boord monitors corporate culture and values throughout the yeor to
ensure thot they are aligned with Company purpose ond the delivery
of corporate strategy, and are embodied across the business. This year
the Company lounched its first employee engagement survey, and the
Board was very pleased to see the resulis, which showed that our
employees ore proud to work for Copco ond are engoged with our
business, understanding our strotegy ond valuing our inclusive culture.
This commitment is reflected in the professionalism and enthusiasm that
i and my fellow Directors see around the business. You con reod more
obout our culture ond volues on pages 3, 19, 82 and 94.

The Board’s year . .

During 2021, os the chollenges of COVID-19 continued, the Executive
Directors ensured that the Board was kept fully updated on action token
by the business to ensure that an altractive, vibrant estote was ‘moin-
tained for when visitors were able to return to central London. We were
porticularly impressed with the direct engogement undertaken with our
tenanis and the progromme of estate events and digital marketing which
kept our visitors in touch with Covent Garden.

The main areos of focus for the Board during the yeor were oversight
of the Group's operations, consideration of strategic motters, ensuring
thot the Company maintained a stong bolonce sheet, the approval of
our Net Zero Carbon Pathway and consideration of Board composition
and succession planning.

The Board

During 2021, the Board continued to consider succession planning to
ensure that the Board has the oppropriote. mix of skills, independence
aid experience io deliver Capco's strategy as o prime centrol london
focused REIT.

As reported lost year, a search for the Company's next Chair is ongoing.
It is currenily anticipoted that @ successor will be in place to allow me
to step down during the coming year, hoving served on the Capco
Boord since 2010. The ongoing search is described in the Nomination
Committee report on page 98. The 2021 Board evaluation proposed
that the Board be expanded from its current compact size, ond so the
appeiniment of one or more additional independent Direclors is also
being considered. In considering such appointments the Boord is mindful
of its commitment to increase its diversity over fime.
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During 2021 Charlotte Boyle stepped down as Chair of the

Remuneration Committee in order to Chair the newly established Boord

ESC Committee which oversees the management of Copco’s ESC strat-*
egy, ond Jonathon Lane took over os Chairman of the Remuneration

Committee. The Chief Execufive and all the independent Non-executive
Directors are olso members of the Board ESC Committee. There were
no other changes to the Boord during the yeor. .

Sustainability

Reflecting our commitment to responsible stewardship, and the Company's
commitment to becoming Net Zero Carbon os a business by 2030, o
key priority for the Board was the approval of the Company’s Net Zero
Carbon Pathway. This Pathway sets out five key activities on which the
Compony's approach will focus, ensuring thoi we reduce embodied
and.operational carbon over lime, and prioritise innovation and use of
renewable energy, enhance climote adoptations and improve building
resilience, with residual emissions being offsel via responsible certified

schemes. The Boord and the Board ESC Committee will closely monitor -

implementation of the Pathway over the coming years. . -

Our stakeholders

Engagement with the busingss's stakeholders is part of being a respon-
sible business and is fundomental to the delivery of cur Group strategy.
The Boord receives regulor updates on the wide variety of engagement
undertaken and the views of our stakeholders, and gives careful consid-
eration fo the likely impact of any recommended proposal on o range
of stakeholders, to ensure thot the decision aligns with Group strategy
ond volues. You can read more about our engagement with our stoke-

“holders on poge 33.

Risk management

The Board has overall responsibility for risk manogement across the
Group ond consideration of risk and assessment of the effectiveness
of the Group's risk monagement structure is embedded inio the Board's
processes. The Board receives thorough updates from the Executive
Risk Commiitee [which assesses risk ot monogement level] and Audit
Committee throughout the year which ensures that the Board takes its
decisions and considers the Group's principal risks from an informed
position. In assessing the Group's principal risks, the Board considers
those risks identified that were not realised, the effectiveness of miti-
gotions, and whether there were any significant matters that had not
previously been caplured in the Group's risk register. Lost year the Board
odded climale change as o new principal risk, reflecting the potential
impact of climate change on the business. The Board will coniinue to
monitor the Group's principol and emerging risks over the coming yeor.
You can read more about our opproach to risk maonagement on poges
22 to 30 and 104.

Diversity

Diversity continues to be a focus for Capco and is high on the Board's
agenda as we consider the appointment of new Directors. We hugely
value the benefits of a diverse workforce and the Board has continued
to support the Company's diversity initiatives during the yeor.

" Voting on AGM resolutions

At Copco's 2021° Annual Generol Meeting, although the resolution was
passed with the requisite majority, the Compony received a significant
shoreholder vote against the resolution seeking o general authority for
the Board to.allot shares in the copital of the Company. Capco has its

-primary listing on the london Stock Exchange with o secondary fisting -

on the JSE, and o proportion of the Company's shares are held by South
Alfrican investors who sometimes have different market expectations to UK
investors, ‘particulorly regarding the level of outhority to issue new shares
that shareholders expect to grant to boords. The Boord engages regularly
with our South Africon shareholders on this topic, and has noted their
concerns. However, the Board continues to feel that, fo preserve flexibility
ond competitive positioning, it is appropriate to seek the higher levels of
outhority expecied by UK shareholders where possible.

Looking ahead

Whilst challenges remain, the Compony enters 2022 strongly positioned
to benefit from a recovery and take advantage of growth opportunities.”
The Covent Garden estate remains a world-class destination and the
Board will continue to oversee our responsible stewardship of this land-
mark estate. We look cheod with confidence in the long-term prospects
of the Covent Gorden estate and London's West End.

Thanks

Finally, | would like to thank our shareholders and stokeholders for their
continued support, and our Executive Directors and employees for their
tremendous efforts during 2021.

It hos been a privilege serving as your Chairman and | am confident of
the Company's future success.

Henry Staunton
Chairman

22 February 2022 ' ' :
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Board leadership and company purpose 7

Board of Directors

®®
lan.Hawksworth, FRICS ' Year of first appointment: 2010 -
Chief Executive

lan has led Copco since inception, shaping sirategy and driving performance. He
has over 35 years' expersience in globol real estate invesiment, development, asset
ond corporate manogement, having been on Executive Director of Hongkong Land
itd and Liberty International PLC. lan is o Chartered Surveyor and o member of
leading internationol-indusiry bodies. :

External appoiniments: Non-executive Director of ChanceryGote Limited

Situl Jobanputr.a Year of first appointment: 2017
Chief Financial Officer

Situl leads the Capco finance function [which includes reporting, treasury, corporate
finance and tax) and works closely with the Chief Executive on strategy, capital allo-
cotion, investment and transactions. He is also responsible for the management of
the Shaftesbury investment. Having joined Capco in 2014, he undertook o number
of roles in the business and wos appointed as CFO in 2017, Situl is an experienced
corporate financier, having led Deutsche Bonk’s UK real estate invesiment bonking
team before joining Capco.

Michelle McGrath . " Year of first appointment: 2020
Executive Director

Michelle leads the Group's asset management and leosing teams as well as asset
acquisitions and disposals. Michelle works closely with the Chief Executive on
strategy and investment and was appointed to the Board in 2020. Hoving joined
Capco in 2014, she hos undertaken a number of senior roles across the busi-
ness. Michelle is an experienced corporate broker having previously been ot UBS
Investment Bank focusing on the UK listed recl estale sector.

@ Audit Committee R C . . .

(®) Boord ESC Commitee
@ Nomination Committee
® ‘Remuncration Commitice

O Committee Chair
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Henry Staunton Year of first appointment: 2010
Chairman

- Henry is responsible for the leadership of the Boord, ensuring its effectiveness and

sefling its agenda. Henry was appointed as Chairmon in 2018, having joined

_ the Board in 2010. A Chartered Accountont, Henry hes extensive finoncial and

commerciol experience. His previous roles include Finance Director of Gronada
and 1TV, Chairmon of Phoenix Group Holdings and Ashtead Group, ond Vice
Chairman of Llegal & General.

External oppointments: Chairman of WH Smith PLC

Anthony Steains Year of first appointment: 2016
Independent Non-executive Director ond Senior Independent

- Non-executive Director

AnIhony is the CEO of Comprador limited, o strategic corporate finance advisory
firm based in Hong Kong, and has over 25 years of corporate finance experience.
A Chartered Accountant, prior to founding Comprador Anthofty was o Senior
Moanaging Director and Heod of Blackstone Advisory Partners in Asio ond held
senior positions in Asia ot Llehman Brothers, Deutsche Bank and ING Barings.
Anthony is also o Director of Twelve Seas Invesiment Company Il, which is listed
on NASDAQ.

, . .
« External appointments: CEO of Comprador Limited and a Director of Twelve Seas

lnvestment Company Il

Charlotte Boyle ' Year of first appointment: 2017

' Independent Non-executive Director

Chorlotte is o former partner of The Zygos Partnership, on international search and

- board advisory firm. Prior to this, Charlotie worked for Goldman Sachs International

and Egon Zehnder International. Charlotte is @ Non-executive Director of Coco
Cola HBC AG and Thatchers Cider Compony Limited, a Non-executive adviser
to Knight Frank LLP, and o Trustee of Alfanar, the veniure philonthropy organisation.
Charlotte is also Chair of UK for UNHCR. :

External oppointments: Chair, UK for UNHCR. Non-executive Director of Coca-
Cola HBC AG and Thotchers Cider Company Limited. Non-executive adviser lo
Knight Frank LLP, and o Trustee of Alfanar

Jonathan Lane OBE ) Year of first appointment: 2019

Independent Non-executive Director

Jonathan is @ Chartered Surveyor. He waos Chief Executive and then Non-executive
Chairman of Shaftesbury PLC until September 2016, and was Non-executive
Chairman of EosyHotel plc until Ociober 2019. His current charitoble roles include
The National Trust and The Royal Theatrical Support Trust, where he is o trustee.

"
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Board leadership and company purpose continued

The Board

The Boord is collectively responsible for the long-term success of the
Company, ond for its leodership, purpose, strategy, culture, values,
standards, control and management. Doy-to-doy management of the
Group is delegated to the Executive Directors, subject to formal dele-
goted authority limits; however, certain matters have been reserved
for Board approval. These motters are reviewed annually ond include
Boord and Committee composition, sirategy, corporate reporting, signi-
icant funding decisions and corporate transactions, ESC strategy, Net
Zero Carbon Pathwoy, Modern Slavery Statement, delegaled authority
limits ond our dividend and tox policies.

Board composition

As at 31 December 2021, the Boord comprised the Chbirmon, three
Executive Directors ond three Non-executive Directors. The table on page
93 summarises the membership of the Board and Committees:

Biographies of each of the Directors can be found on pages 90 to 91,
and additional information on Directors’ skills ond experience is lncluded
on page 100.

Board independence

The Code requires that, excluding the Chairman, at leost half of the Board
should comprise Non-executive Direciors determined to be independent.

The Boord has considered the independence of the Non-executive
Directors, including potential contlicts of interest, ond the table on page
93 sets out those Directors considered to be independent in charocter
and judgement. Each of these Direclors has also confirmed that there is
no reason why they should not continue to be considered independent.

The key' res;Sonsibiliries of Board members are set out in the table on page 97.

The Chairman

Henry Staunton was appointed as Chairmon of Copco in 2018, before
the publication of the UK Corporate Governance Code 2018 which
states thot o chair should not remain in post beyond nine years from
the date of their first-appointment, and has been Chairman for less than
four years, olthough he was appointed to the Copco Board in 2010.

In 2020 the Company reported that Henry Stounton had agreed to
extend his tenure as Chairmon until 2022 in light of challenging trading
conditions resulting from the COVID-19 pandemic ond to ensure stability
following o period of significant chonge to the Board. The search for
a new Chair is ongoing ond the Company expects to announce the
appointment of a new Chair before the end of the year. Henry Staunton
hos ogreed 1o continue as Chairman uniil his successor is appointed.
The Chairman continues to be viewed as independent by the Directors
and ks the full support of the Board until his successor is appointed.

The Board in 2021

The Boord met formally throughout the year, via videoconference. Main

meetings were limed around the financicl calendar, with an annuol

sirategy day, and additional meetings convened to consider specific *
moitters os required. Attendance of Board and Committee meetlngs held

during 2021 is shown on page 93.

Board papers are generally circulated in advonce of meetings to ensure
that Directors have sufficient time io consider their content prior lo the
meeting. If maiters require approval at short notice, written opproval is
sought from the Directors.

The Chairman meets regularly with the Non-executive Directors without
the Executive Directors being present, and maintains regulor contact with
both the Chief Executive and members of senior management.

As malters thot require the Boord's decision are often large, complex
and evolve over a period of time, regulor informal update meefings
are held between Board meetings to allow Boord members adequote
time to explore, understand and chollenge motters under consideration,
ond the Chief Executive provides regular updates to Directors between
meetings. The informal Boord updates provide an opportunity for the
Non-executive Directors to meet senior management ond other Group
employees.

During 2021, the Board received regular asset, financiol, ESC ond
performonce updates from the Executive Directors and senior manoge-
ment from each business orea, and reports from the General Counsel,
Company Secretary and Committee Chairs. The table on the following
poge shows the key areos considered by the Boord during the yeor.

‘The Board establishes the Company’s:

Purpose

- Our purpose is to invest in ond create world-
closs places, focusing on central london.
Using our vision, longerm approoch and

responsible stewordship, we deliver economic
ond sociol value and generate benefils for

our stakeholders.

Read more on pages 3 and 18.

Values :
Collegiate, supportive and inclusive

Environmentally ond sociallyresponsible
High performance and entrepreneuriol
Innovotive and creative

- Professional: We act with integrity and hold
ourselves to the highest standards

Read more on pages 3 and 19.

Strategy

As a central London focused REIT, Copco
" creates, grows and delivers value from our
assets centred around the landmark Covent
Garden estate, o deliver superior long-term
total returns for our shareholders, while
bringing benefits to our stakeholders.

Read more on page 18.

and ensures that they are aligned with the Company’s culture
Capco promotes a high-performance, entrepreneurial and inclusive culture, reflective of our business strategy.

Read more on pages 82 and 94.
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Matters considered by the Board in 2021

Business
strategy, new
business and

Market conditions ond the impact of COVID-19 and
Brexit

Tenant support during COVID-19

Investor relations

- Copvtol allocation ond key mvesimenl decisions
- Third-parly inlerests
- Boord and Committee composilion and succession

plonning

Directors Corporate sirategy and value maximisation - REIT complionce
Performance of invesiment in Shaftesbury PLC - Tax policy
New business opportunilies -
Properties Property valuations - lillie Square operations
Covent Garden perormance - Acquisilions and disposals
Financial Annual and half year resulls and trading updates - Group tox position and siruciure
management and Monitoring of liquidily: " = Market and broker updates
performance Covenont compliopce and waivers ~ Dividends including property income distiibution
Going concern and viability analysis - Budge! and business plonning
Treasury and-cash management ~ Review of financing and hedging opportunilies .
ESC, ) Ensuring the safety of our people and other - Internal Board evalualion
stakeholders, stokeholders during the COVID-19 pondemlc - AGM resolutions and voling
governance, = Shareholder engagement - Board Commitiees’ terms of reference and schedule of

internal controls
and risk

Updates from Boord Committees

Environmental, sustainability and communily strategy.
including opproval of Net Zero Carbon Pathway and
TCFD disclosures

“ Risk appelite, and principal ond emerging fisks

Healh ond safety
Assessment and monitoring of Company purpose,
values and culiure

matters reserved for the Boord

- Appoiniment of South African Sponsor
- UK MAR and disclosure
- Corporale policies
- Corporate insurance
- Internal audits .
- Modern Slavery Stotement
= legal and regulotory updates

Attendance at meetlngs

The table below shows Directors’ attendonce ot Board ond Commiltee meetings held during 2021. In oddition, the Generol Counsel attends each
Board meeting and the Compony Secretory ottends each Board and Commitiee meeting. Regulcr Board updates were held between formal meetings.

Name Independent? Board Audit Remuneration Nomination ESC
Henry Siounton (Chairman) N/A 17/37 - 6/6 3/3 ) 3/3
lan Hawksworth {Chief Executive) No 17/17 - ’ - 3/3 3./3
Situl Jobanputra No 17/v7 - - - _
Michelle McGrath No ‘ \7/17 - - - -
Charlotie Boyle Yes 17/17 3/3 6/6 ~  3/3 3/3
Jonathan Lane Yes 17/17 3/3 6/6 3/3 3/3
Anthony Steains . Yes 16/171 3/3 6/6 3/3 3/3
Total meetings held during the year 17 3 6" 3 3

1. Due fo a prior commitment, Anthony Steains was unable to attend one Boord meeting which was called at short notice:
2. 50 per cent of the Board, excluding the Choirmon, is independent.

www.capitalandcounties.com 93
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Board leadership and company purpose contiﬁued

Oversight of culture and values

Throughout the yeor, the Board monitors corporate culture and values
to ensure thot they are aligned with Company purpose and the deliv-
ery of corporate sialegy, and are appropriately reflected across the
business. The Boord receives regular updotes on HR matiers and the
Group's people and community initiotives under the ESC strotegy, and,
with assistance from its Commitiees, reviews and monitors corporate
policies. For example, the Remuneration Committee receives updates on
employee poy and conditions, the Board ESC Committee reviews ESC
strategy and activity and the Group's HR policies, the Audit Committee
reviews policies relating to finoncial crime and internal controls, and the
Nomination Committee reviews policies relating to equal opportunities
ond diversity and inclusion. The Compony's employee engagement
survey allowed the Board to assess employee views of the Company'’s
culture. The Group hos on independent whistleblowing holline which
can be used to raise concerns, and the Board would receive updates
on any mollers raised. This brood range of oversight allows the Board
to monitor corporate -cullure effectively.

Ensuring an effective board

The Boord conducts an evaluation of its own performance and that of
its Committees and Directors each yeor, to ensure that it conlinues to
operate effectively and to identify potential areas for improvement. The
Code recommends that companies undertoke on externally facilitated
boord evaluation ot least every three years. Copco undertook an exter
nally focilitated evoluation in 2020 ond so an internal evaluation wos

conducted in 2021,

The Directors were each asked to complete o questionnaire covering
all matters relating to the performance of the Board, its Commitiees and
its Directors. A report was prepared by the Chairmon and Company
Secrelory which concluded thot the Board is effectively run and admin-
istered, ‘with oll Directors indicating a high degree of satisfaction with
the performance and operation of the Compony. The report made a
number of recommendations and observations, which were considered
by the Board and were accepted. Some of the agreed octions are
shown on page 5. :

In addition, the Senior Independent Director conducted on appraisal
of the Chairman’s performance which confirmed that, notwithstanding
his tenure, Henry remains independent and continues to have the full
confidence of the Board, and that the Directors are satisfied that he
conlinues to commit sufficient lime to the Company. The Chairman also
undertook oppraisals of the other Directors’ performance.

It is expected that another internally focilitated Boord evaluotion will be
undertoken in 2022.

During the year the Board also reviewed its governance processes, the
flow of information to the Board and its Commitiees, and the ways in
which the Board engoged with stokeholders and heard their views. The
Board concluded that the various approaches used by the Company
remained appropriate.

Communication with stakeholders

Our policy

The Board is keen to ensure that our shareholders and potential investors
have a good understanding of Capco's business and performance, and
that Directors ore oware of any issues and concerns thot shareholders

and other stakeholders may have so thot these moy be properly consid-
ered by the Board.
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The Board in_action

Employee presentations

— Atone of its regulor updote meetings the Board
received presentations on Real Estate Balonce ond
its NextGen Commitiee, and investment analysis
from members of our asset management team. These
presentations, which were well-received, gave the
presenters Board exposure, and allowed our Directors
the opportunity fo meet some of the more junior
members of our teom. ' :

Diversity initiatives

— The Board ond its Commitiees received updates
throughout the year on the Company's diversity
inifiatives, and were given the opportunity to
participate in the diversity training provided to
our employees.

Employee engagement survey
- Following the Company’s first employee engagement
survey, the Chief Executive and Head of HR updated
the Board and its Commitiees on the survey's findings,
.. and the progress of the employee-led working groups
established fo consider the workstreams that arose
from the survey.

Communication with shareholders and other stakeholders

" Communication with the Company's investors is o prior
ity for the Boord. The Company runs an extensive investor

relotions programme, and the Chief Executive, Executive Directors and
Director of Commercial Finance and Investor Relotions hold meetings
with insfituional investors throughout the year, including results presento-
tions, webcasts, roadshows, one-to-one meetings, industry conferences
and investor tours. The Company’s major shareholders are encouraged
to meet with the Chairman and the Senior Independent Director to
discuss any matters they may wish to raise. During 2021, Directors
engoged with shareholders on matters including the Company’s remu-
neration orrangements, AGM resolutions and AGM voting.

Shareholders’ and stakeholders' views

The Directors receive regulor updates on the Company’s maijor share-
holders” and stokeholders’ views, and Board opproval papers include
o dedicated section on stakeholders. You can read more about the
Compony's engagement with its stakeholders on pages 33 to 37.

The Non-executive Directors are invited fo oltend the Company’s results
presentations. Private shareholders moy raise questions through the
Company Secretary's office either by telephone (+44 [0)20 3214 9170)
or by email {feedback@copitalandcounties.com).

Our Non-executive Director Chorlotte Boyle ensures the views of our
employees are considered by the Boord. As port of this engagement
process, Charlotte attends the management level ESC Committee which
provides o forum for employee views to be shared.
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The Directors also receive regular updates from the Executive Directors
and Head of HR on employee matters. This yeor parficular updates
were provided on the findings of the Compaony's firsi employee engage-
ment survey and diversity and inclusion training provided lo employees.

Corporate website

Our corporate website allows visitors to access Compoay information,
onnual reports, results presentations and webcasts. The site also includes
links to. our division websites and contact details for shareholder queries.

Annual General Meeting

Our 2022 AGM will be held on 28 June 2022. We encourage share-
holders to submit any questions they may wish to hove answered by
sending an email to feedback@capitalandcounties.com or by calling +44
{0)20 3214 9170 ond o response will be provided. Shareholders are
odvised to vote in advance of the meeting, prior to the proxy deadline.
The Notice of Annual Generol Meeting will be issued to shareholders ot
least 20 working days before the meeting.

Seporate resolutions will be proposed on each issue and, in
accordance with the Code, each Director will offer themselves
for re-election. We publish ‘the results of the votes on all reso-
lutions on our website following the meeting. Shareholders
are requested to check the Company's website for the lotest details
concerning the 2022 AGM.

Contlicts of interest and time commitments

The Company's Arlicles of Association permit the Boord to authorisé
potential conflicts of interest that may arise. The Board hos adopled a
procedure Under which Directors must notify the Chairman of any poten-
tial conflicts. The Chairman then decides whether o conllict exists ond
recommends its outhorisotion by the Board where appropriate. In cases
where there is a potential conflict of interest, an appropriate protocol
to be followed should the conflict of interest materialise is ogreed. In
addition, a Director who had a conflict of inferest would not be counted
in the quorum or entilled 1o vote when the Board considered the matter
in which the Director had an interest. The interests of new Directors are
reviewed during the recruitment process and, if appropriate, authorised
by the Board on oppointment.

On appointment, and each subsequent year, Non-executive Directors
ore required to confirm in wriling that hey have sufficient time to devote

_to the Compony's affeirs. In addition, they are required lo seek prior
approval from the Choirman before toking on ony odditional exter-
nal commitments that may aoffect their time available to devote to the
Company, and the Boord is advised of any changes.

The Boord is satisfied that all Non-executive Directors are contributing
effectively to the operation of the Board.

\

y:

.

2021 Board evaluation

+

" The Compony had undertaken an externally facilitated
evaluation in 2020

The Choirman and Company Secrefary considered the
approach to be token and recommended
that an internal evaluation be undertaken

A4

The Nomination Committee approved the
proposed appioach

N

Each Director completed a questionnaire about the
operation of the Board and its Committees

N

A report was prepared by the Chairman ond Compony
Secretary and provided to the Boord for consideration

"

A number of actions were agreed

Actions for 2021

Review succession plans for both the Board and the
senior management team

Keep culture and values under review to ensure
that they reflect and remain consisient with the
Company's strategy

Ensure effectiveness of workforce
engagemeni mechanisms

N

Progress

Succession planning reviewed by the
Nomination Committee

Culture ond values regularly reviewed by the Board

‘Reporis vio ESC. Management Committee working well

Actions for 2022
Consider Board size and composition

Ensure continued effective operation of
Board ESC Commitlee

- Ensure appropriately incentivising remuneration
arrangements are in place

www.capitalandcounties.com
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Division of responsibilities

Leaderéhi'p structure
Board committees
The Board has established Audit, Remuneration, Nomination and ESC

Committees to enable the Board to operate effectively and ensure a

strong governance framework for decision-making.

Each Committee has written terms of reference, which ore reviewed
annually. Minutes of ol Committee meetings ore made ovailable to
oll Directors. The Commitiee Chairs attend the AGM to answer any
questions on the Committees’ aclivities. )

A number of manogement commitiees support the business in delivering
its strategy.

The terms of reference of the Boord and the Boord Commitiees, ond the
statements of the responsibilities of the Chairman;, Chief Executive and
Senior Independent Director, are avoilable from the Company.

A summary of the role of each Committee is shown below, and the activity
of each Committee during 2021 is described on pages 98 to 120.

UK Corporate Governance Code 2018

Other thon os exploined' within this report and below, the Company
has applied the principles and complied with the provisions of the UK '
Corporote Governance Code 2018 during 2021.

The Company is not yet in full compliance with provision 38 of the Code
which requires the pension contribution rates for Executive Directors to
be aligned with those of the workforce. However, the pension contri- -
bution rates for Executive Directors oppointed since | January 2020
ore aligned with the workforce opportunity ond the contribution rate for
other Executive Directors has been reducing on a phased basis since
2020 and will be in clignment with the moximum opportunity aveilable
to other employees by April 2022.

DTR disclosure

The disclosures required under DTR 7.2 of the Disclosure and
Transparency Rules are coniained in this report, and the Audit Committee
ond Nomination Committee reports, except for informoliqn required
under DTR 7.2.6, which is contained ‘in the Directors’ report on pages
121 to 123.

Board
Collectively responsible for the long-term success of the Company.

Sets the Company's purpose, values and strategy. Monitors culture. Management of strolegy, leadership and risk.

Committee

Oversees financiol. reporting

Monitors internal controls,
including risk management
Monitors the impact of the
CQOVID-19 pandemic on
financial reporting

Monitors internal and
external audilors

Further information con be found
in the Audit Committee report on
pages 101 to 104, and Principal

risks and uncertainties on pages

2210 30.

- Sets Remuneration Policy

Sets remuneration and
incentives for Executive
Direclors and designaled senior
monagement

Approves annual
performance objectives

Further information can
be found in the Directors’
Remuneralion report on pages

106 to 120.

"% : V VvV —\
Audit Remuneration Nomination Board ESC
Committee ‘' Committee Committee

Recommends Board
appoiniments
Board succession planning
- Reviews Direclors’ skills,
experience and independence

Board evaluation

Further information can be
found in the Nomination
Comnmittee report on
pages 98 to 100.

Monitors implementation of
ESC sirategy and Net Zero
Carbon Pathway

Monilors employee
engogement and people
matters

Further information can be”
found in the Board ESC
Committee Report on page 105
and the Responsibility report on
pages 68 to 85.

Capco Annual Report & Accounts 2021
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.

Business committees .

Executive ) Execulive management forum for review ond discussion of risks, controls and mitigation meosures
Risk Committee Meets af least three times o year
Disclosure Moriitors whether there is inside information within the business
Committee Ensures disclosure requirements are met and that appropriale records are maintained

Meets birweekly
Group Safety Provides Group-wide oversight of management and implementation of Copco's Health and Satety Policy and management
Leadership Team system .

’ Provides Group-wide oversight of the management of securily risk

Meels four limes a year , ’
Environment, Reports on ond co-ordinales sustainability, environmental management, communily engagement and charitable aclivities
Susralnublhj'y. Considers employee views and people initiatives
and Community Seis 16 d obiect o moni
Management els targets and objeclives and monitors progress
Committee Monitors progress againsl aclions stated in Net Zero Carbon Pathway

Meets at least three limes a year

Position

Roles of Board members - . S
The following table sets out the key responsibilities of Board members:

Name, Responsibilities - . ) ,

Chairman

teads the Board, ensures ils effectiveness and sels its ogenda. Ensures an effective link between

Henry Staunton
. shareholders, other slakeholders, the Boord and management.

Chief Executive

Develops the Company’s sirategic direction, implements policies and sirategies agreed by the
Board ond mancges the business.

lan Howksworth

Chief Financial Officer

Responsible for financiol malters, and works closely wilh the Chief Execulive in developing

Situl Jobanpulra
and implemenling Group strdtegy and overseeing invesiment and tronsactions.

Executive Director

Responsible for investment, asset management, leasing, porifolio and operational management.
Supporis the Chief Execulive in developing and implementing Group stralegy and obijectives.

Michelle McGrath

Non-executive Directors

Construciively challenge the Execulive Direciors and moritor the delivery of the agreed corporate

Charlotte Boyle,
siralegy within the risk and conlrol framework set by the Board.

Jonathan lane and
Anthony Steains

All Direclors have access to the advice and services of:

Company Secretary Ruth Pavey Advises the Board on corporate governance matters.ond ensures a good flow. of
information within the Board and ils Commiliees, and between senior management -
ond the Non-executive Directors. ' '

General Counsel Alison Fisher Provides legal advice and guidance to the Board; reporis on corporale services aclivities.

www.capitalandcounties.com
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Composition, succession and evaluation

| Nominatioh Committee report

98

“The Committee’s main focus in 2021
has been succession planning, both for
myself as Chairman, and to ensure that
the Board has an appropriately diverse

. balance of skills, independence and

~ experience for the future.”

Henry Staunton
Chairman

22 February 2022

Matters considered by the Committee
during 2021 included:

Boord and Committee composition

Chairmon succession planning

Succession planning below Board level

Diversity at Board level and ocross the Company
Internal Board evaluation

Directors’ skills, experience and training opportunities
Directors’ time commitments and independence

Commiltee terms of reference

Members:

Henry Staunton {Chairman)
lon Hawksworth

"Charlotte Boyle

Jonathan lane

Anthony Steains

Capco Annual Report & Accounts 2021

The Committee

The Nominotion Committee has responsibility for making recommendor-
tions on Boord appointments ond succession to the Board.

The members of the Committee as ol 31 December 2021 and the date
of this report are listed in the box below. The Nomination Committee
met three times during the year, and ottendonce at these meelings is
shown in the table on page 93. ’

Overview

During 2021, the Committee’s work focused on consideration of the
composition of Capco’s Board lo ensure that the Compony's Directors
will have an oppropriately diverse balance of skills, independence and
experience as we look o the future.

As reported last year, o search for on external independent appointment
who will become the Company's next Chair is ongoing. It is currently-
onticipated that a successor will be in place to allow Henry Stounton,
to step down during the coming year. Henry has agreed to continue as
Chairman until his successor is appointed. In considering the appoint-
ment of a new Chair, the Committee is also giving careful consideration
16 the skills, experience and diversity that would be appropriate for the
Board to have as Capco emerges from the challenges of the pandemic.
The Company expects to announce the oppointment of one of more
new Non-executive Directors as the yeor progresses. .+

During 2021 Charlotie Boyle stepped down as Chair of the Remuneration
Committee in order to chair the newly established Board ESC Committee
which oversees the manogement of Capco’s ESC strategy; membership
of that Committee was confirmed as the Chief Executive and oll the
independent Non-executive Directors, and Jonathan Lane took over as
Chairmon of the Remuneration Committee.

Diversity confinues to be o focus for Capco and is high on our agendo
os we seek to appoint our new Directors. We hugely value the benefits
of a diverse workforce and the Board has continued to support the
Company’s diversity initiclives during the year. We were particularly
impressed by a preseniation we received during the year on the work
of Real Estate Bolonce and its NextGen Committee.

During 2022, the Committee will continue to monitor Board composition,

. skills, experience and diversity, 1o ensure that the Boord continues to be

positioned to deliver Capco's stiategy, as the Company seeks to copi-
tolise on the opportunities availoble as we emerge from the pandemic.

Board composition and succession

The Committee regularly considers Board composilion ond succession
planning for both Executive and Non-executive Directors and makes
recommendations to the. Board where appropricte. In considering
Executive Director succession, the Board's strategy is to consider both
internal ond external candidates, whilst aiming to develop a choice of
infernal potential successors. The focus of Non-executive Director succes-
sion planning.is fo ensure that the Boord and its Committees conlinue to

- hove the right mix of skills and experience to deliver Capco's strategy.

A summary of Directors’ core skills ond experience is shown in the table
on page 100.

Director recruitment )

Copco operales a rigorous and transparent recuitment process for new
Directors, which is summarised in the grophic on the following poge.
Further information on the recruitment activity during 2021 ond ongoing
recruitment is provided below. i
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Chairman succession

Henry Stounton was appointed as Chairman of the Company in 2018,
having first been appointed as o Non-executive Director in 2010. In
2021, the Company reperted that, although no firm decision had been
taken, it would, be in the best interests of shareholders for Henry Stounton
to extend his tenure as Chairman uatil 2022, due to the challenging
trading environment resulting from the COVID-19 pandemic. During
2021 the Commiitee, at the request of the Board, begon the search
for @ new Chair. ‘

A role description and person specification were prepared, and lygon
Group, who provide no other services to the Company, wos engaged
to identify potentiol successor condidates. lygon Group wos selected
because the firm has underlaken direclor searches for the Company in
the post, ond has o good understanding of Copco’s business. -

Llygon Group has considered o diverse range of ¢andidates and
prepared o list of potenticl condidates which the Committee is consid-
ering. The Committee will confinue o progress the search ini the coming
months and expects to recommend the appointment of a new Chair
before the end of the year.

Board composition

As reported on page 95, the 2021 Board evaluation found that it would
be beneficial for Board diversity to be improved, and that there would be
benefit to expanding the Board from its current compact sizé. Therefore,
in addition to the Choir search, and with future succession planning in
mind, the Committee has engaged lygon to conduct searches for one or
more additional Non-executive Directors. These oppointments will likely
follow that of the Chair. A range of skills and experience that would be
desirable for these appointments has been identified, and the Board is
mindful of its commilment to increase its diversity over time.

Director induction

An induction progromme is provided for each new Director, which is-
lailored depending on the individual's experience and expected role on the .

Board. A typical induction progromme for a Capco Non-executive Director
will include individual meetings with the Chairman, Executive Directors,
Geneial Counsel, Company Secretary and members of senior manage-
ment, site tours with management, and meetings with the Company's
brokers, advisers and lawyers. The Director is olso provided with copies
of past Board and Committee papers arid minutes, and individual briefings
ore arranged on topics such os Directors’ duties and responsibilities, remu-
neration structure and regulations and the ‘property market.

Director development.

The Chairman and the Commitiee together ensure that Directors keep

their skills' ond knowledge up to date to allow them to fulfil their roles on
the Boord and Board Commiitees. The General Counsel and Company
- Secretory regularly update the Board on legal and corporote govemn-
ance matters, and information on training opportunities and seminars is
circulated to Directors. The Company also arranges periodic briefings
from external odvisers, and Directors receive regular business updates
from_the Executive Directors. Directors may also take independent
advice ot the Company's expense where they feel this is oppropriote.

Succession planning below Board level

The Commitiee ensures that appropricte succession plans are in place
for both Board and senior manogement positions. During the year the
Chief Executive updated the Commitiee on succession planning across
the business.

Typical Director
_recruitment process

Nomination Committee considers Board
composition and determines desired skills
and experience

N

A person specification is prepared

N

An appropriate executive search firm is
oppointed and a selection process followed

N

A list of candidates is identified

N
The Chairman and Chief Executive meet with
" shortlisted candidates and provide feedback
to the Committee

: N
All Directors and the Company Secretary
are given the opportunity to meet the
preferred condidate

N

The Committee makes a formal
recommendation to the Board

Diversity and inclusion

Copco embraces diversity as o business. Diversity covers many charoc-
teristics, and we consider these as o whole.

The Board recognises that diversity of experience and perspective can
bring benefits across the business. Capco's Board Diversity and Inclusion
Policy aligns with the Committee’s aim of ensuring that the Board has
the right mix of skills ond experience to deliver Capco’s strategy, and
properly reflects the Bourd's view of the benefits of diversity.

The Boord Diversity ond Inclusion Policy states that, when considering
the nomination of new Directors, the Nomination Committee will evalu-
ate the bolance of skills, knowledge and experience on the Board, to
eslablish the particular skills, experience and optitudes desifable for that
appointment. Such evaluations will pay particulor attention 1o the merits
of diversity, including diversity of gender, race, age and background.
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Composition, succession and evaluation continued

Copco has a great level of diversity on our Board, particularly amongst
our Executive Directors. This diversity is summarised in the adjacent

chorts. The Board remains committed to encouraging diversity and

intends that its composition will continue to become more reflective of
the diversity across Capco's business over time. The Boord Diversity and
Inclusion Policy does not include targets for gender or other character-
istics; however, in conduciing searches, Capco will only use executive
search firms that are signatories to the Voluntory Code of Conduct for
Executive Search Firms, and will require diverse candidote shorilists,
from which appointments will be made on merit. The Board believes
that diverse shortlists increase the likelihood of identifying the best condi-
dates for each appointment. )

The composition of the Board will be kept under review t6 ensure thot

the best balonce of skills and experience is maintained, ond the effec-
tiveness of the Boord Diversity and Inclusion Policy will be monitored by
the Nomination Committee.

We are proud that we have strong representation from female employ-
ees across the business. Almost 60 per cent of our workforce, and o
similor proportion of our senior management, is female; o great achieve-

ment, which has been recognised by the FTSE Women Leaders Review.

" Capco is supportive of employee development, including those who
wish to seek non-executive roles elsewhere, and provides development
“opporiunities, including executive cooching and mentoring from our
‘Non-executive Directors. We regulorly review our employmeni policies

fo ensure we are an inclusive employer, and intehd to continue to build .

on our diverse ond inclusive culture, ottracting ond engaging talented
individuals from different backgrounds. It is hoped that such initiatives will
help develop the next generation of Board members either within Capco
or in the wider business world.

Capco supports .o number of initiatives which promote diversity across
_ the property industry, and we encourage cll our employees to get
involved. This year we lounched a series of diversity and inclusion
seminars chompioned by Situl Jobanputra ond provided by BAME in
Property, which were attended by most of our employees. During the
year, as part of its review of Boord diversity, the Committee reviewed
the Group's diversity policies, and received an update on the diversity
initiatives supported by the Company which include Real Estate Balance
{where one of our employees is co-chair of the NextGen Committee),
the RICS Inclusive Employer Quality Mark, the Employers’ Network
for Equality & Inclusion, the Reading Reol Estate Foundation and the
Pathways to Property work experience progromme, Women Talk Real

Estate, Freehold, o networking forum for LGBT real estate professionals, -

and upReoch, which supports university students from less advantaged
bockgrounds, helping them to secure career opportunities. Capco
also participates in"the BPF Futures programme, the BPF Diversity and

Inclusion Champions network and the Urban Lond Institute Next and

Young leaders Progrommes.

More information on Capeo’s people practices and diversity initiatives,
including our policies that make Capco a more inclusive employer, can be
found on page 83.
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. Board ethnicity [

Summary of Directors’ skills and experience

Director Skills and experience

Henry Staunton Financial and commercial management

lan Hawksworth Globoal real esiale investment and development.
Corporate leadership and management-

Situl Jobanputra Corporate finance, capital markets, strategy,

investiment, ond commercial ond financial
management

Commerciol, leasing and assel management,
investment and capital markets. Porifolio ond
operational manogement

Michelle McGrath

Charlotte Boyle Commercial and business leadership, with
o porticular focus on people, environmental
and suslainability matters

Jonathan Lane Real estate invesiment and commerciol

monogemenl

Anthony Steains Corporate finance, Asian markets and sirategy

Capco’s Diversity (%)

Boord [ 7.1 | 29 ]
Senior

Monugemen' | 45" 55 |
Senior Manag! t

and direct reports l 55 I 445 |

DO Mgles [ Femoles

Board ethnicity (%)

714 ] 143 ] 143 ]

- O White Bitish  [indion ] White other

Board gender and ethnic diversity (%)

Board gender [ .. 43 | 57 |

and ethnicity
[0 Gender and ethnic diversity ) Nondiverse
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Audit. risk and internal control

Audit Committee report

“Responsible oversight of financial
reporting, internal controls and risk
- management procedures.”

Anthony Steains, Chairman

Members:

- Anthony Steains {Chairman)
- Chorlotte Boyle

- Jonathan lane

I om pleased to infroduce Copco’s 2021 Audit Commitiee report.

The Committee continues to play o key oversight role for the Boord,
monitoring and reviewing all aspects of the Group's financial reporting,
internal controls and risk monagement procedures.

This report provides an overview of the- work undertaken by the :

Committée during 2021. The most significant topics considered by the
Committee during the yeor included the Group's property valuations,
the ongoing impact of the COVID-19 pondemic on the Group's finonces
and reporting, toxation and the accounting treatment of significont or
complex corporate transactions, particulorly the restructuring of inter-
est bearing loans to the Llillie Square joint venture and the change to
the presentation of the income stotement. In considering each of these
matters, the Committee oppropriotely challenged monagement and
the Compoany’s advisers to ensure that the accounting treatment and
assumptions were robust. The Committee also reviewed the Company's
risk and viability statement disclosures before they were recommended
to the Board.

PricewaterhouseCoopers LLP ("PwC") were reappointed as the Group's
external ouditors in 2020 following a tender process undertaken in
2019, ond the 2021 audit was the second led by the current audit
partner. | am pleased to report that PwC continue to provide on appro-
priately robust audit, with significant upfront involvement and challenge
throughout the year, porticularly on significont areas including account-
ing implications of COVID-19, including impoirment of rent receivables
and tenant incentives, financing structures and the going concern assess-
ment. As o result of the continuing lockdowns, both the Capco and
PwC teams were again working from home for various periods during
year and so parts of the oudit reviews were conducted remotely. The
Commiliee is satisfied thot despile these consirainis.the Company's inter-
nal controls continue to operoate effectively.

Anthony Steains
Chairman

22 February 2022
The Audit Committee, reporting to the Board, monitors Ihe.integrity of

the finoncial statements of the Group, oversees the financial reporting
process, reviews significant financiol reporting judgements, reviews and

monitors the effectiveness of internal controls, internal audit, risk manoge-

ment controls and the statutory oudit and monitors the independence of
the statutory auditors and the provision of non-audit services.

As ot 31 December 2021 and the date of this report, the Commitiee
comprises three independent Non-executive Directors and is chaired
by Anthony Steains who is considered lo have significant recent and
relevant finoncial experience. The Board believes that the Commitiee os
o whole has competence in reol estate matters.

The Committee’s meetings were also attended by the Company's
Chairman, Executive Directors, Company Secretory and Group
Financial Controller, together with senior representatives of the external
and internal auditors.

The valuers and members of senior management, including the Head of
Tax, attended meetings by invitation to present reports required for the
Committee fo dischorge its responsibilities.

The Audit Commiltee met three limes during 2021. Attendonce ot these
meetings is shown in the iable ‘on page 93. The Commitiee also met
privately during the year with both the external ond internal auditors.

The Committee follows an annual progromme, which is agreed with
the Committee Choir, monagement and external auditors prior to each
financial yeor, and ensures it gives thorough consideration to matlers
of particular importance to the Company, ond additional matters are
considered when oppropriate. The Committes’s agenda over the post
12 months, and the significant matters con5|dered by the Committee
during the year, ore sef out below.

The Company was not subject to any FRC reviews during 2021.
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Audit, risk and internal control continued

The Audit Committee over the past 12 months » . -

Regular meeting items July 2021 meetin : November 2021 meetin February 2022 meetin
i) g . g g y g
Report from Group Financial Controller Interim resulls announcement . - Effectiveness and Going concern assessment
Accounling realment of significant Liquidity forecosting - ) ’ indgpendence of external Preliminary results, Annual Report,
iransactions . Going concern oudilors . Viability Statement and Managedent
; i . i Internal conirols Represeniation Letter
Accounling slandards and policies External auditors’ reporl on eine . P " .
Properly valuations ) . onnual audit ond interim review  Viabilily siatement review - gele;mnsmghon: recolrr;amendmgklo the
: oord that ine Annua! Reporl toxen
External ouditors’ report , 2021 oudit plon and external Corporate governance hol ¢ y b |p J ond
Risk ment revi audilors’ engogement letter policies, Nor-audit Services @5 @ Whole was falr, balanced on
Yisk management review ) Policy and Commiltee terms undersiandable
Regulalory update . of reference -+ Efectiveness of internal audit
Internal auditor report o 2022 internal audit plan *
Tox updale
Aliernative performance meosures
Significant issues considered by the Committee in 2021
Matter considered - What the Committee did , )
Valuations As in previous years, the independent external valuers presented the year end and half year valuations to the Commitiee.

The Commitiee reviewed the valuation process and component paris of the valuations, discussed the valuations with the
external audilors and challenged the valuers on the assumptions used. The Commitlee also advised the Board on the
independence of the valuers ond obtained confirmation that monagement had provided all requesied information. The
Committee was satisfied that the approach laken by the valuers was appropridte. Further information-can be found in note
16 on pages 158 1o 160 of the notes to the financial statements. - .

Recoverability The Commitiee received updates frémi the Group Firiancial Controller on the accounting treatment for rental income
support provided fo tenants as a result of the impact of COVID-19, which has included rent deferrals, rent free periods ond

of rental
. other arrangements, depending on the position of each fenant. Due to the support provided, and overall implications of
receivables, ) ; . . .
COVID-19 on tenants, the methodology adopted and rationale for judgements made in assessing the expected credit loss
deferrals and on recoverability of rent receivables, deferrals and tenant lease incenlives ot the balance sheet reporting date were also
tenant lease reporled by the Group Financial Controller. The Committee also reviewed and assessed the assumplions used in calculating
incentives the expected credit loss for rents receivable and tenant lease incenlives and the overall levels of impairment provision.
. ,  The Committee also discussed the approach wilh the external auditors and is sotisfied that the opproach token has been
appropriate. '
BN
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External auditors o .
Committee responsibilities

The Commitiee oversees the relationship with PricewaterhouseCoopers
LLP {“PwC"), the external auditors, and is responsible for developing,
implementing and monitoring the Company's policy on externol audit,
ond for monitoring the auditors” independence, objectivity ond compli-
ance with ethicol, professional and regulatory requirements. PwC were
first oppointed as external auditors of the Company in 2010, and were
reappointed in 2020 following o tender process.

The extérnal ouditors are not permitied to perform any work thot they
. may subsequenily need lo audit or which might either create a conflict
of interest or affect the ouditors” objectivity ond independence.

Access to Committee

The external auditors hove direct occess to the Audit. Committee
Chaoirman should they wish to roise any concerns outside formal
Commiltee meetings.

Effectiveness of auditors

Following the reappointment of PwC as the external auditors in Jonuary
2020, the Committee hos continued to monitor PwC'’s effectiveness and
performance, ond considered o poper prepared by the Group Finoncial
Controller which confirméd that in management's view PwC were providing
on independent ond good-quality oudit service and continued to deliver
agoainst all services considered ot their appointment. Matters considered in
reaching this conclusion included audit partner rofation {which occurred of
the start of 2020, continuity of audit team, commitment to understanding
the Group's business and tronsactions, the level of technical challenge on
the Group's accounts and accounting policies, and the segregation of work
between audit and non-audit services teams. ‘

The Commitiee further considered o number of areas where the ouditors
had challenged the occounting trectment proposed by management, and
the resolutions reached, and concluded that the service provided by the
external auditors during 2021 was independent and objective, thot they
‘were oble to challenge management where oppropriate, and that the
Group's audit was robust and objective. A key areo of challenge from the
externol auditors during the year hos been on the accounting treatment o,
and disclosures relating to, the impact of COVID-19. Due to the implica-
tions of COVID-19 on accounting for tenant support as lease modifications,
recoverobility of rentol receivables, deferrals and tenont lease incentives
ond the implications on going ‘concern, upfront discussions hove occurred
between management and the exiernal auditors to ensure the oppropriate
accounting and disclosure requirements have been met. .

The Statutory Audit Services for Large Companies Market
Investigation (Mandatory Use of Competitive Tender
Processes and Audit Committee Responsibilities) Order
2014 - statement of compliance '

The Company confirms that it complied with the provisions of the Competition
ond Markets Authority's Order for the financial year under review.
Non-audit services

Non-audit services are normally limited to assignments that are closely
related to the annual audit or where the work is of such o nature that @
_detailed understanding of the Group is necessary.

.

The Company has adopted o Non-Audit Services Policy that is consist-
ent with.the FRC's current Ethical Stondard. The purpose of the policy is
to ensure that the provision of non-audit services by the external auditors
does not compromise their independence or objectivity. A number of
non-audit services, which reflect the FRC's list of prohibited non-audit
services, ore prohibited under the policy. The policy requires the Audit
Committee Chairman to approve in advance ony non-audit work with
o cost exceeding £75,000 for work reloted to the interim review ox, for
other projects, the lower of £50,000 or 15 per cent of the estimated
annual level of the auditors’ fees ot that time. Unless on exemption has
been obtoined from the FRC, the total value of non-audit services in o
finoncial yeor must not exceed 70 per cent of the overage of the fees
paid to the external ouditors in the last three consecutive years for the
oudit of Capco, its Group undertakings ond joint ventures. Services
below this limit are ‘pre-approved by the Audit Committee under the
policy, subject to the non-oudit services falling within o permitied cote-
gory, consideration and approval by an Executive Director. Approval is
only given following a full and thorough ossessment of the value case
for using the auditors, the skills and experience the ouditors would bring
and determination that the ouditors ore the most suitable provider of the
service. Non-oudit services commissioned by an Executive Director are
reported fo the Audit Committee.

Additionally, consideration must be given to the preservation of audi-

tor independence; and in odvance of providing permitted non-oudit

services the external auditors are required to report that they ore acting

independently, that provision of the non-oudit services to be provided is -

not prohibited and does not impair their objectivity and that they are no:

- Auditing their own work

— Making management decisions for the Company, or playing any
part in such decisions '

- Creoting o mutuality of intefest

— Being remunerated via o contingent success fee

— Developing close personal relationships with the Company's personnel

— Acting in the role of advocate for the Company

Providing recruitment services
- Providing remuneration advice

— Providing services linked to the financing, copital structure and
allocation and investment strategy of the Compony, except for
providing assurance services on the some

Following o review of the updated Non-Audit Services Policy, the
Commiltee is satisfied that the policy is operating effectively.

The total fees poid and poyable to PwC in 2021 were £522,000, of
which £93,000 related to non-audit work {2020:-£625,000 of which

*£65,000 reloted to non-audit work). Non-audit work during 2021 and

2020 relotes to the interim review and agreed-upon procedures related
to the verification of share scheme performance oulcomes and other
assurance services. The folal fees for non-oudit services represented 18
per cent of the total oudit fees payable for the year (2020: 10 per cent).
The total fees poid and payable to PwC in 2021 and 2020 ore set out
in the toble on the next page.

Deloitte LLP acted as reporting accountants in relation to the Closs 1
Circulor issued during 2020. ,
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Audit, risk and internal control continued

Fees for non-audit services

2021 2020
Total fees paid to PWC £522,000 £625,000
Non-audit fees £93,000 £65,000

Internal auditor
Internal audit plan:

BDO UP ("BDO") hos been oppointed to act as Capco's internal auditor.
During 2021, BDO's audit plan included reviews of human resources and
lalent monagement, corporate governance, T controls, contract manoge-
ment, payroll, service charges, business continuity ond disaster recovery,
financiol manogement and budgetary control and legislotive and regu-
lotory complionce. No significant issues were raised during the reviews.
During 2022, itis expected that the audit plan will include reviews of health

and sofety, property ond invesiment acquisifions and disposals, employee

benefits, Lilie Square eslole management, commercial leasing, accounts
poyable, VAT, corporote tox, anti-corruption ond Bribery Act and ESC.

Committee responsibilities

The Committee reviews the work of the internal auditor, the oudit plon,
any matters identified as a result of internal audits and whether recom-
mendations ore oddressed by management in o timely ond appropriate
way. The-Commitiee is safisfied that the internal auditor continues to be
independent and its services remain effective.

Access to the Committee

The internal oudit portner has direct access io the Audit Committee

Chairman should they wish to raise any concerns oulside formal
Committee meetings. The Committee meets with the internol auditor at
leost once per year without management being present.

Internal control and risk management
Risk management

The Boord has overall responsibility for the Group's risk management
fromework and system of internal control, and the ongoing review of
their effectiveness. It also determines the risk appetite of the Group
ond regulorly reviews emerging ond principal risks and unceriainties.
The fromework is designed to manage rather thon eliminate risk, and
can only provide reasonable, and not absolute, assurance against
moterial misstotement or loss. The Board has delegated responsibility
for the review of the adequacy and effectiveness of the Group's inter-
nol controls relating to risk to the Audit Committee. Accordingly, the
‘Commitlee receives and considers a report from the Group Financiol
Controller on the Group's internal controls relating to risks, including the

operation of the Group's risk monagement fromework, collation of the

Group risk register and the various matters considered by the Executive

Risk Committee. The Committee also reviews the proposed principol risk”

disclosures before they are opproved by the Board.

A description of the Group risk management framework and the review
undertoken during the year is set out on page 22.
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Viability statement

As part of its work in reviewing the Group's financial stotements, the
Committee reviews the methodology for the preparation of the viability
statement including the principal risks, supporling analysis, qualifications

“and ossumptions to be disclosed.

The viability statement can be found on pages 31 to 32.

Internal controls .

The Audit Committee monitors and reviews the effectiveness of the
Group's internal controls and reports regulorly to the Boord on its work
and conclusions. :

In reviewing the effectiveness of the Group's internal controls, the
Committee considers reports provided by the'Group Financial Controller,
external auditors and internal auditor. No significant failings or weaok-
nesses were identified in the review process.

Details of the Group's internal conlrols are set out below:

Day-to-day procedures and internal control framework

- Schedule of matters reserved for the Board

— Remit and terms of reference of Boord Committees
~ Delegoted authority limits
- Documentation of significant ransactions

- The Executive Directors ore closely involved in the day-to-day
operations of the business and hold regulor meetings with senior
management fo review aspects of the business, including risks
and controls

— Regular Board updates on strategy ond project developments

— A Whistleblowing Policy ond hotline under which staff moy roise
matters of concern confidentially. No calls were received during
the yeor

Specific controls relating to financial reporting and
consolidation process

— Appropriately staffed manogement structure, with clear lines of
responsibility and accountability

— A comprehensive budgeting and review system. Boord and Audit
Committee updates from the Chief Financial Officer which include
forecosts, performance against budget and finoncial covenants

— led by the Chief Executive, the Group Finance teom participates in
the conirol self-assessment and policy complionce elements of the.
Group risk management framework ond sets formal. requirements
which specify the reports and approvals required

~ BDO conducts regular audits of the Group's financial control
procedures and reporls its findings to the Audit Commitiee

The Committee is satisfied that the Group's internal controls are oper-
ating effectively and that systems are in accordance with prevailing
FRC guidance. ‘

Fair, balani:ed and understandable

Prior to the opproval of the Annual Report & Accounts, the Audit
Committee considers the matlers reviewed during the yeor and the
Group's principal risks, and makes o recommendation to the Board
that, token as.a whole, the Annual Report & Accounts are foir, bolanced
and undersiunduble, ond provide the information necessory for share-
holders to assess the Company's position, performance, business madel
ond strategy. : :
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 Board ESC Committee report

“The Committee overSees Capco’s ESC
activities, which underpin the Group’s
strategic priorities.”

Charlotte Boyle, Chair N

Matters considered by the Committee
during 2021 included:

— ESC shategy - Employee engagement

- Sustainability octivities survey

— Community initiofives - Employee benefits

— Net Zero Carbon - Wellbeing initiatives
Pathway — Diversity training

— TCFD disclosures — Choritable donations

— People policies .

Members: I

— Charlotte Boyle (Chair) - Henry Staunton

- lon Howksworth - Anthony Steains

"~ Jonathon Lane .

I om pleased fo introduce the Board ESC Commitiee report.

Responsible stewardship is a key strategic priority for Capco, and we aim

to make Covent Garden o UK leader in sustainability for heritoge envi-

ronments by delivering environmental and social outcomes that enhance
value for stakeholders while protecting the unique character and herit-
oge of the estate. In support of this aspiration, the: Board Environment,

Sustainability and Community {"ESC") Commiltee has been established to

oversee the Compony’s ESC activities on behalf of the Board.

The Company lounched its new ESC strategy during 2021. The main
areas of focus for the Committee during the year are exploined below.
The Company's full Responsibility. report con be found on pages 68
lo 85. ‘

Committee

The Commitiee is chaired by Charlotte Boyle, ond its membership
includes the Compony Chairman, Chief Executive and all the independ-
ent Non-executive Directors. In oddition, the other Executive Directors,
Director of Sustainability and Technology and Company Secretary are
invited o attend the Committee’s meetings, and external ‘advisers will
join meelings to contribute as required.

The remit of the Committee includes oversight of sustainability and envi-
ronmenial management across Copco's assets and business areas,
the Compony's carbon reduction commitment, certain people-related
matters, community engagement, Capco's community support fund ond
choritable donotions.

Oversight

At the beginning of 2021, the Company launched its new ESC strategy
which sets out Copco's vision for the future, focusing on the themes
of Environment & Sustainability and Community ‘& People. The strot-
egy is underpinned by four pillars which align with UN Sustainable
Development Goals. The Commitiee receives regulor updates from the
Director of Sustainability-and Technology and the ESC Management
Committee on progress made against the Company's strategic commit-
ments, ond implementation of ESC activities across the business.

i

Net Zero Carbon .
Capco's Net Zero Carbon Pathway, under which Copceo has commitied
to becoming Net Zero Carbon .as a business by 2030, was prepared
ond published during 2021. The Committee received regular updates
during the preporation of the Pathway and scrutinised the final document
before recommending it to the Board for opproval.

TCFD

Before they were approved by the Board, the Committee reviewed
Copco's TCFD disclosures to ensure that they accurately reflected the
Compony's opproach o the management and reporting of climate-re-
loted risks and opportunities.

People

As port of its oversight of people-related matters, other thon remuner-

" ation, the Committee reviews Copco’s people policies on an annuol

bosis on behalf of the Boord to ensure that they remain appropriate
ond are cligned with the Compony's culture and volues. The Committee
also received updates during the year on the results of the employee
engagement survey, benchmarking of the Group's employee benefits,
diversity training provided to employees ond the well-being initiatives

. promoted by the business.

Outlook

Over the coming year, the Committee will continue to monitor ESC
progress and achievements closely, reporting to the Boord on successes
ond where additional action may be required. A key part of this will
be considering octions proposed as the Company begins to implement
the Net Zero Carbon Pothway and ensuring the governance framework
supporting its implementotion remains effective.

Charlotte Boyle

_Chair of the Board ESC Committee

22 Febrary 2022
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Remuneration

Directors’ Remuneration report

106

Jonathan'Lane OBE, Chairman

Executive Director and
senior management
remuneration
Engagement with
shareholders
Remuneration across the
Group ond review of
workforce policies
Setting, and evaluation,
of performance against
Executive Directors’
performance targets

Share scheme owards

and performance torgets

Directors’ shoreholdings
and ownership
requirements

Members:

Jonathan Lane
(Chairman)

Charlotte Boyle

“Remuneration for 2021 reflects the
proactive management positioning
the business for recovery and growth.”

Matters considered by the committee
during 2021 included:

Legislative and regulatory
developments

Investor body guidelines

2021 Directors’
Remuneration report

— Committee terms of

reference

Choirman'’s remuneration

Choirman’s and Chief

Executive’s expenses

Institutional investor
voting reporis and voting
at 2021 AGM

Henry Staunton

Anthony Steains
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Annual Statement

" Deur Shareholder,

| am pleosed to introduce the Directors’ Remuneration report.

Following the significant challenges of 2020, 2021 sow slronge'r finan-
cial performance, delivering total shareholder return for the yeor of
16.5 per cent, reflecting-the proactive approaches taken throughout the
pandemic to ensure that Capco refained a strong balance sheet and
that the Covent Garden estate remained well-occupied and ready to
welcome visitors as the market recovered.

" Capco did not take any direct government support during the pandemic

and did not maoke use of the government's furlough scheme. No
employees were made redundant as a result of the pandemic, and the
Compony did not reduce any employee salaries. Recognising the efforts
ond commitments of our employees during the pandemic the Company

paid moderate bonuses to employees in respect of 2020. However,
in recognition of the impact of the pandemic on shareholder returns,
the Committee did not award annual bonuses in respect of 2020 or
salary increases to the Company's Executive Directors last yeor, despite
their excellent individuol performance. The fees poid to the Chairman
ond Non-executive Directors were also not increosed last yeor and no
increases are proposed for the coming year.

The Commitiee seeks to ensure that Executive Director remuneration is
appropriately mofivating ond refentive, and aligned with the shareholder
experience. Refleciing the strong finoncial performance during the year,
the Committee hos made annual bonus owards ond salary increases
to the Executive Directors in respect of 2021. Full detoails of the main
remuneration decisions token by the Commitiee are set out below.

Performance measurement in 2021 and variable _
remuneration outcomes

2021 Annual bonus

The Compony performed strongly during 2021 as the recovery from the
impact of the pandemic begon ond the positive effects of the assistance
provided by the, business to support the Compony’s customers began
to emerge. Positive shareholder returns under which NTA per share
increased by 0.3p to 212.4p, and underlying EPS of 0.5p resulted in
a payout of 66.7 per cent under the annual bonus financial targets.

The non-financial largets were assessed at 95 per cent, reflecting the
achievement by each of the Executive Direclors of strategic, financial,
ESC ond operational gocls. Overoll bonuses of 111 per cent of salary
were owarded lo the Executive Directors. Forty per cent of each benus
oward will be deferred for three years in shares. )

. 2019 PSP awards

The performance targets for the Performance Shore Plan awards gronted -
in 2019 are not expected to be mef, and so these awords ore expected
fo lapse entirely.
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.

Executive Director remuneration in 2022

‘When setting Executive Director remuneration, the Committee considers
o range of factors, including market comparators, personal and indi-
vidua! performance and employee remuneration across the business.

Employees

The remuneration structure for Capco's employees mirrors that of the
Executive Directors, with employees being eligible for o discrefionary

bonus and PSP awards as well os their salory, pension and employee’

benefits. The Committee does not engage directly with the workforce,
but receives regular updates on employee remuneration from the Chief
Executive, and the Board as a whole received o briefing on the results
of the Company's employee engogement survey. You can read more
obout our employee benefits on page 82.

This year, the average solary increose for employees [excluding promo-
tions) below the Board was 4.9 per ceni, reflecting current inflationary
wage pressures in the market. All eligible employees will receive annual
bonuses and share awards.

In oddition, recognising the importance of saving for the future, the
maximum employer pension conlribution under the Compony’s defined
contribution pension scheme will increase from 15 per cent of salary to
17.5 per cent with effect from 1 April 2022.

Salary review

The bose salories of lan Howksworth ond Situl Jobanputra will be
increased by 4.9 per cent, which is in line with the averoge salary
increase awarded to the Group's employees, to £671,500 and
£446,000 respectively. Michelle McGrath’s salary on appointment
to the Board was set at a discount to the morket level recognising her
promotion from within the Capco senior management teom. Since then,
she has progressed in her role and the Committee intends fo continue to
recognise this progression in her solory over time. From 1 April 2022,
Michelle McGiroth’s salary will be increosed-by 3.8 per cent, in addition
‘to the 49 per cent increase received by the other Executive Directors,
to £375,000. o

" Annual bonus .

The annual bonus opportunity for 2022 will remain at 150 per cent
of solary. The financial measures and the weightings of financial and
non-financial measures will be unchanged. The non-inancial perfor-
mance targels for 2022 continue o include a significant emphasis on
ESC matters, reflecting Capco’s focus on these areas and aligning with
Capco's new ESC strategy.

Pension contributions

As previously committed, the employer pension contributions for the

"Chief Executive and Chief Financial Officer were reduced from 24
per cent of salary to 20 per cent of salary in 2021, and will be further
reduced to align with the moximum employer pension contribution
for employees in April 2022. Following the increase in the maximum
employer pension contribution for employees to 17.5 per cent of salary,
all the Executive Directors will receive this rofe from 1 April 2022.

PSP awafds

PSP awards of 300 per cent of salory wilt be made to each Execuiive
Director. The performance conditions that opply to the owords will be
the same as in previous years.

Benefits

Benefits will continue to operate as in prior years. To equalise her bene-
fits with those of the other Executive Directors, Michelle McGrath will
also receive o cor allowance from 1 April 2022.

ESC .

As mentioned above, each of the Executive Director’s non-financial
performance targets include ESC targets which are aligned with the
Compony's ESC strategy. This year the weighting of the ESC torgets
within the annual bonus has been increased to 30 per cent of the nonfi-
nancial medsures. The Committee has concluded that it is premalure to
include ddditional ESC measures within the Company's remuneration
structure ot this time. The Committee believes that it is importont that the
Company's Executive remuneration reflects its ESC commitmenis, and
will be considering how ESC targets can be further incorporated into
the remuneration siructure as it reviews and consults with shareholders on
the Company’s Remuneration Policy over the course of the coming yeor.

Conclusion

" As the Company’s Remuneration Policy wos approved at the 2020

AGM, this yeor we will only be asking'shareholders to approve the
Annual Report on Remuneration and this Annual Statement. | encourage
shareholders to support the operation of the Remuneiation Policy, as
explained within this report, at our forthcoming AGM.

Jonathan Lane OBE
Chair

22 Febary 2022
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Remuneration continued

Supporting clarity, simplicity, proportionality, and predictability and ensuring risk mitigation and alignment to
culture

The table below expleins how both the current Remuneration Policy, ond the Committee’s practice in applying the Policy over the year under review,
address the factors set oul in Provision 40 of the UK Corporote Governance Code:

Clarity ] Simplicity Risk
- Clarity and transparency is achieved - Achieved by Executive Directors’ — A range of features of Executive Directors’
through a combination of explanations for remuneration being composed of a limiled * remuneration assisl in mitigating the risks of
decisions loken and disclosure of the, nature number of elements designed 1o balonce excessive rewards and inappropriate behaviour.
and weighling of annual bonus and PSP the retention and incentivisation of Execulive ~ — Executive Direclors are expected o build o
" performance measures. Directors with the delivery of siralegy and maiteriol shareholding which must be mainiained
- The Remuneration Policy and its shareholder returns. for o period following departure, which aligns
implementation look o support the wider ~ Executive Director remuneration is composed them with the long-term interests of Capco.
Cdpco business strategy. of only four elemenis: base solary, pension
‘ ) and other benefits, annual bonus and PSP.
Predictability ’ Proportionality l Alignment to culture
- Someof the same features of Executive — Achieved through strong links between - Achieved through strong links between Executive
Directors’ remuneration arrangements. that Executive Directors’ remuneration and Directors’ remuneration and Capco'’s values:
" miligate risk also ensure that ouicomes are corporate performance. - Collegiate, supportive and inclusive
within o predictable range. ~ Environmenially and socially responsible
— Shareholders are provided with potential . - High performance and entrepreneurial
values which can be awarded to Executive . ~ Innovative and creative «
Directors under the annual bonus ond PSP. ' - Professional: We act with integrity and

hold ourselves to the highest standards

1. Summary of Remuneration Policy

Capco's Remuneration Policy was opproved at the 2020 AGM, whlch was held on 1 May 2020. However the Remuneration Committee has
since committed to o number of changes to the operation of the Policy. The toble below sels out  summary of the Remuneration Policy for Executive
Directors, including the changes io the implementation of the Policy agreed with shareholders. This summary is provided for information purposes only.

The full Remunerotion Policy approved ot the 2020 AGM s included in the 2019 Annual Report and can be viewed on our corporate website of
hitps://www.capitalondcounties.com/investors/investor-information/opproved-remuneration-policy. Details of actual remuneration paid, shore awards
made, and the approach to remuneration for 2022 are set out within the Annual Report on Remurigration, which starts on page 109.

.

Remuneration Policy sumniary table .

Element of remuneration Operation and performance merics

Base salary Base solaries are normally reviewed on an onnual bosis, with any increase normally loking effect from 1 April.

The Commillee reviews base salaries with reference to other property companies fincluding the conslituents of the
long-term incentive plon's comporator group), UK companies of a similar size, each Executive Director’s performance
and contribution during the year, the scope of each Execulive Director’s responsibilities and changes lo the remuneration
and overall conditions of other employees. When reviewing base salaries, the Committee is mindful of the gearing effecl
that increases in base salory will have on the polential totol remuneration of the Executive Direciors.

Base salary increases will be applied in line with the outcome of the annual review and will normally be in fine

with increases awarded 1o other employees. However, the Commitiee may make additional adjustments in certain
circumsiances to reflect, for example, on increase in scope or responsibility, development in role, 1o oddress an increase
in size or complexity of the business, 1o address a gap in market positioning and/or to reward the long-lerm performance
of an individual.

108 Capco Annual Report & Accounts 2021
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Element of remuneration Operation and performance metrics

Annual bonus . The maximum bonus opportunity for Execulive Directors is 150 per cent of annual salary, with @ bonus of 75 per cen
" of solary payable for achieving target levels of performance. . .
Executives’ performance is measured relalive to challenging one-year targets in key financial, operational and strategic
measures. The meosures selected and Iheir weightings vary each year according 1o the stralegic priorilies. Al least 75
per cent of the bonus will be measured against financial performance. The annual bonus orangements are reviewed
ot the start of each fmoncuo| year to ensure the performance measures ond weightings are appropriate ond support the
. business strategy. .
The Commiliee reviews performance ogainst the annual bonus targets but has the ability to take into account broader
factors and, subject lo the 150 per cent of salary maximum, may exercise two-way discretion fo ensure that the annual
bonus awarded properly reflects the performance of the Company and each Director.
It has been agreed with shareholders that 40 per cent of any bonus oworded will be de ferred in Capco shares or
nil-cost options for three years without further performance conditions but subject to risk of forfeiture should an Executive
Director leave the Company in certain circumstances. Deferred bonus is subject 1o malus.

Performance Executive Directors are eligible 1o receive awards of shares under the PSP, which may be made as awards of shares or
Share Plan nil-cost options, at the discrelion of the Commiitee. The moximum gront which may be mode to participonts as owards or -
nil-cost options is now 300 per cent of salary.
The vesting of awards is subject o conlinued employment and the Company's performance over a three-year
performance period. Current performance meosures and weighlings are:

— 50 per cent on relative Total Return (“TR")
- — 50 per cenl on relative Tolol Shareholder Return [“TSR”)
For both measures, performance is meosured relative lo o bespoke comparator group of properly companies.

PSP awards ves! on Ihe third anniversary of the date of grani, and are subject Io o tworyear postvesling holding period.
25 per cent of an award vests for threshold performance, with full vesting taking place for equalling or exceeding
maximum performance condilions and siraightline vesiing between threshold and maximum. A post-cessation
shareholding requirement opplies.

In assessing the outcome of the performance conditions, the Commillee mus! salisty ilself that the figures ore @ genuine
reflection of underlying financiol performance, ond may exercise downword discretion when determining the propornon
of an oward that will vest. PSP owards are sub|ec! to molus and clowback.

Benefits Benefits ore set at a level which the Committee considers appropriate in light of relevant market practice for the role ond
individual circumstances, and will be in line with those offered to some or all employees, which moy include private
dental and hedlth core, life insurance, personal accident cover, travel insurance, income protection and a cor allowance,
which may be paid in cash. Directors may participate in flexible benefit arrangements offered 1o other employees,
including the ability to buy or sell annual leave. Directors may receive seasonal gifts and a gift on leaving the Board
(including payment of any tox thereon), in appropriate circumstances.

Other benefits may be introduced from lime to time 1o ensuré the benefits package is appropriately competitive and
reflects individual circumstances.

Pension Copco offers o defined contribution pension scheme. Execulive Ducclors moy elect lo be poid some or all of their
’ entilement in cash.
The maximum contribution for any Executive Direclor appoinled on or ofter | january 2020 is in line with the level
available for other employees at any given time [which from 1 April 2022 will be 17.5 per cent of salary). The pension
. confribution for Executive Directors appointed before the 2017 AGM reduced from 24 per cent 1o 20 per cent in 2021
and will reduce to 17.5 per cent from April 2022.

2. Annual report on remuneration
This section of the Directors’ Remuneration report explains how Copco's current Remuneration Policy has been implemented during the yeor.

2.1 Remuneration Committee

The Remuneiation Committee is responsible for determining and recommending to the Board the policy for the remuneration of the Executive Directors,
selting targets for the Company's incentive schemes and determining the total individual remuneration package for each Executive Director, and cestoin
“members of senior manogement. Membership of the Commitiee throughout 2021 ond os at the date of this report is set out on poge 106. In addition,
the Chief Executive, Company Secretary and the Committee’s remuneration adviser, Kom Ferry, are invited to attend Committee meetings and contribute
to discussions. The Committee meets regularly throughout the year to consider matters relating lo ‘executive and employee remuneration, and provides
updates to the Board on the matters considered and the decisions reached. Altendance at the six meetings held during the year is shown in the table
on page 93 ond a summary of the matters considered by the Committee during the year when reviewing remuneration matters and making decision's
aboul executive remuneration is set out on page 106 To ensure that conflicls of inlerest are avoided or managed, those attending the meeling are
requested to leave the meeting when matlers relating to their own remunerdtion, or any other matters which may be judged to be a potennol conflict
of interest, ore discussed.
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Remuneration continued

2.2 Stétegnent of implementation of policy for 2022

Salary S

The Executive Direclors’ salaries ore reviewed annually. in 2022, the solories of two of the Executive Directors will be increased by approximately 4.9
per cent, which is in line with the general increase being made to Group employee salaries (disregarding promotions). In addition to the 4.9 per cent
increase, Michelle McGrath will also receive a 3.8 per cent increase fo recognise. her progression in role since promotion to the Boord in 2020 The
salaries for the Executive Directors are set out in the toble below

Executive Director salaries — 2021 and 2022 )
2022 2021 % increase

lon Howksworth ' £671,500 £640,000 49
Situl Jobanputra : ) £446,000 £425,000 49

Michelle McGrath s £375,000 . £345,000 ) 8.7

Pension and benefits
As described in the Remuneration Policy summary table on page 109.

Annual bonus
Opportunity . ' ) )

The annual bonus opportunity will remain unchonged for 2022. As explained in the Chair's lefter on page 106, 40 per cent of the whole omoun of
any bonus awarded will be deferred into shores for three yeors. -

Performance condmons

~ In common with previous years, the financial performance targets for the yeor endmg 31 December 2022 will be based on growth in EPRA
Net Tangible Assets per share [“NTA"), Total Property Return relotive to the MSCI Total Return All Property Index, and underlying EPS.
The weightings of each measure, which are unchanged from 2021, are shown in the lable below. The relotive weighting of financial and individuol
performance measures will also remain unchanged. Individual non-financial targels are set for each Execulive Director.

Performance targets

The TPR target is included in the Company’s KPIs on page 20. The KPIs are in port dependent upon the occurrence of certoin discrete events. Therefore,
whilst the outperformance targets that apply to the long-term incentives are disclosed, the Board has decided that as the Group operales in specific
locations within the competitive ceniral London property market, prospective disclosure of specific shortterm NTA and EPS targets, or non-financial
performance targets, would provide a level of information to counterparties that could prejudice the Company's commercial interesis. The' Committee
will publish the performance targets retrospectively once they hove ceased to be commerciolly sensitive, which is expected to be when the bonus
amounts are determined. Further information on the Company’s KPIs can be found on pages 20 and 21.

2022 annual bonus financial performance measures

Net Tangible Assels per share ) ) " 33.33%
Underlying Eornings per Share 33.33%
Relative Total Property Return 33.33%

Performance Share Plan {Audited)

PSP awards of 300 per cent of 2022 salary will be made to eoch Executive Director as awards or nil-cost options unless the Commmee decides to
moderate the award level to reflect any significant reduction in the share price from the level ot which the 2021 awards were made. The performance
conditions and comparator group that will apply to these awards, and opply to the owards made since 2019, are set out in the tables below.

TR and TSR comparator'group for PSP awards
— For awords made since 2021, the comparator group is the REITS that are members of the FTSE 350

— For awards made prior to 2021, the comparotor group is British Land, Capeo, Derwent London, Great Portland Eslates,
Hammerson, Intu Properties, Land Securities, Shaftesbury and Workspdce
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Performance conditions for PSP awards

. Threshola (25%) Maximum
™ . * Median Upper Quartile
TSR Median Upper Quartile

Use of market purchased shares .

~

The rules of the Performance Share Plon provide the Board with flexibility on whether the shares awarded will ultimately be delivered by issuing new
equily, or purchasing shares on the stock market. In deciding whether to issue or purchase shares the Boord will consider o number of factors with o
view lo minimising dilution of shoreholders’ interests; these include whether and by how much the shorgs ore troding o a discount/premium to Net
Tangible Assets, Group liquidity and market outlook. If there is sufficient liquidity and shares are trading ot o discount to Net Tangible Assets then
it is expected that shares would be purchased rather than issued. It is confirmed thot. the share owards made in 2022 will be settled using shores

purchased in the market.

Chairman and Non-executive Director remuneration

The Committee reviews the Chairmon’s fee and the remuneration of the Non-executive Directors is considered by the Chairmon and the Chief Executive.
The fees paid to the Chairman and Non-executive Direclors are reviewed annually, although fees may not be increased every yeor. No increase was
awarded for 2021, and following the 2021 reviews, it was ogreed that no increase would be awarded for 2022. The Chairmon’s annual base fee

for 2021, ond 2022 is £284,000.

" Non-executive Director fees for 2021 and 2022

2022 2021 % increase
Bosic fee o ~ £55,000 £55,000 -
Commitiee’ member [except Nominalion Commitiee) o £7,000 £7,000 -
Commitlee member (Nomination Commitiee] | ’ ‘ £6,200 £6,200 -
Committee Chairman [except Nominalion Commiltee) - o 216,690 £16,600 b
Senior Iﬁdependenl Director ’ £13,400 £13,400 -

www.capitalandcodnties.com M
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Remuneration continued

.

'
2.3'Single figure of remuneration

The table below shows the single figures of tdtal remuneration poid to each Director in 2021 and 2020. The chars in Figure 1 on page 113 illusiiule
‘the contribution that each element of remuneration made to the total remuneration of the Executive Directors.

Single figure of remuneration 2021 and 2020 (Audited)

Executive Directors

Fixed remuneration Perfor reluted i Total remuneration

Single-year variable
.(annual bonus)

Pension- Multiple-year © Total
Base Taxable related . Deferred variable® performance-
£000 salary? . benefits  benefits® Cash  into shares  (long-term) Total fixed related Total
2021
. lan Howksvyonh . 640 28 134 - 425 283 - .- 802 708 1,510
Situl Jobanpuira 425 24 89 282 - 188 - . 538 470 . 1,008
Michelle McGralh! 347 3 52 229 153 - .402 382. 784
2020 ' '
lan Howksworth , 635 26 152 - - ‘- 813 - 813
Situl Jobanputria . 418 . 25 100 S - - - 543 - 543
Michelle McGrath' - 288 2 29 - - - 319 C - 319
Chairman and Non-executive Directors : . .
2021 2020
Taxable Total . Taxable Totol
£000 : Fees benefits’ . remuneration Fees benefits” remuneration
Henry Staunton . . 284 17 301 281 15 . 296
Charlotte Boyle N - 85 ) - 85 84 - 84
Jonathan Lane - 82 - 82 72 - 72
Anthony Steains 98 - 98 88 ) 8 96

Appointed on 26 February 2020. ’

The salary figure for Michelle McGroth includes opproximately six weeks' materity pay colculoted on o weekly basis, as required by HMRC.

Comprises medicol insurance ond cor allowonce and/or benefit in kind volue of compony cor, where opplicable.

Comprises pension contributions or paymentis in lieu of pension contributions. .
Part of the onnual bonus earned is deferred in Capco sEcres or nil-cost options for three yeoars, subject io forfeiture should the Executive Director leave the Company.
For 2021, 40 per cent of the bonus wos deferred in Copco shares. :

The 2021} disclosure for. Executive Directors comprises the estimated value on maturity of the 2019 PSP awards which hod o performance period that ron from 2019
io 2021, and were expecled to vest in early 2022. These owards are included in the 2021 single figure as the periormance conditions reﬁ:h‘ng io these owards had
been substantially (but not fully} completed during 2021. The disclosure wos colculated ossuming that zero per cent of the PSP awards would vest. The 2018 multi-
year variable comparators were previously disclosed on the basis described above, assuming vesting of zero per cent, and it is confirmed thot the owords lopsed
os the performance conditions were not satisfied., ’

7. Comprises medical insurance and travel expenses reloling to Boord meeling atiendance where these ore ioxable or would be if the Direcior were resident in the UK for
tox purposes. Where applicable, the Company pays the tox poyable on Non-executive Director expenses as they are incurred in the fulfilment of Directors’ duties.

o LhwN=

What is included in the single figure?

The salary or fees paid in the year
The gross cash value of ony taxable benefits

The total annual bonus awarded for the year — including both cash and the deferred element

The expecied value of any long-term incentive awards due o vest

The cash value of any pension contribution or ollowance
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“ The figures below illustrate the contribution that each element of the Executive Direclors’ remuneration made fo the single figure disclosures.

Flgure 1 '

Composmon of 2021 smgle flgures (%) ’ "Composition of 2020 single figures (%)

lan HoWkswonh I T | ] lan Howksworth [ . | ]
) O Salary 43.6 O Benefits in kind 0.7 [Pension 8.9 [Bonus 46.9 O Saolory 80.3 [ Beneflits in kind 1.0 [JPension 18.7. .

Situl Jobanputra | v I [ ] Situl Jobanputra | 1] ]

OSalory 43.8  OBenefiisinkind 0.9 [Pension 88 [Bonus 46.5 O Solory 80.3 O Benelits in kind 1.3 {JPension 18.4

Michelle McGrath | [. ] ¢ ' Michelle McGrath [ . I J

OSolary 443  OBenefitsin kind 0.4 [IPension 6.6 [JBonus 48.7 OSclory 90.3 O Benelils in kind 0.6 [OPension 9.1

2.4 Annual bonus outcomes for 2021 -

Opportunity N _
Executive Directors can earn bonuses of up to 150 per cent of salary. The Committee hos committed that 40 per cent of the total amount of any bonus
earned is deferred in Capco shares or nilcost options for three years, subject to forfeiture should the Executive Director leave the Company.

Performance measures and targets . o

Awards made in respect of the yéar ended 31 December 2021 were based 75 per cent on financial performance, ond 25 per cent on individual -

performance.

Financial meosures: The financial performance targets for the year ended 31 December 2021, which are set out in the loble on page 115,
were based on NTA per share, Total Property Return relative to the MSCI Totol Return All Property Index, and underlying EPS.

Non-financial measures: The Committee assessed individual performance against @ set of KPls which align with the Company’s objectives outlined on
page 20 of the Annual Report. A summary of Directors’ personal objectives is set out on page 114.

Outcome of 2021 annual bonus performance measures (Audited)

Outcome of financial measures: The Company's performance for the year ended 31 December 2021 exceeded the maximum performonce lorgets
for NTA and EPS performance. Accordingly, owards were made to the Executive Directors in respect of these financial performance measures. The
threshold performance target for TPR was not met.

Oulcome of noninancial measures: The Commitiee considered the performance of each Executive Direclor against the personal targets sel for 2021.
The Committee concluded that all three Executive Directors hod performed exceptionally well, taking early action fo position Covent Garden strongly
for recovery, leading the business throughout the year, protecting the interests of the Company and its stokeholders, and successhully implementing o
number of operational, financial and stralegic objectives. This performance means that each Executive Director has been owarded a bonus in respect
of the non-financicl target element (under which up to 37.5 per cent of salory is payable).

A breakdown of the personal obijectives, ond achievements in the year, is set out on the following page. A
Summary of Executive Directors’ annual bonuses {Audited) o
' - 2021 2020
. . Deferred Deferred

Executive Director Cash Shares Total Cash Shares Total
" lon Howksworth . . ' £424,800 £283,200 £708,000 = - -

Situl Jobanputra - . £282,094 £188,062 £470,156 - - -

Michelle McGroth ‘ £228,994 £152,662 £381,656 - - -

www.capitalandcounties.com 13
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Remuneration continued

" Outcomes of 2021 financial objectives

. Measure
Absolute NTA Relative TPR Underlying EPS
125/75) (25/75) 25/75) . Toral
lan Hawksworth 25/25 0/25 25/25 50/75
Situl Jobanputra 35,25 0/25 25/25 50/75
Michelle McGrath 25/25 - 0/25 25/25 50/75

Outcomes of 2021 annual bonus non-financial objeciives

Area of focus

Commercial/ People/ESC/

Corporate Financial Transactions Organisational Total
lan Howksworth 7.5/7.5 4.5/5.0 7.25/7.5 4.5/5.0 23.75/25
Situl Jobanpuira 5.0/5.0 9.5/10.0 50/5.0 4.25/5.0 23.75/25

" Michelle McGraih

2.5/2.5 3.25/3.75 12.5/12.5 5.5/6.25 23.75/25

Corporate

— Ran extensive investor relations programme to promote Capco
os a leading central london REIT

- Monagement of invesiment in Shoftesbury PLC
Financial

-~ Monoged debt covenant and liquidity position effectively through
the pandemic period

— Undertook successful refinancing of the Covent Garden revolving
¢redit focility and transition to SONIA for bonklng and hedging
arrangements

— Undertook appropriate capital management ond feview
of financing alternatives

— Delivered improved rent collection rates -

— Delivered additional cost efficiencies, |nc|ud|ng further
Group simplification

+,— Repoid lillie Square debt facility

Commercial/Transactions

- Completed 60 new leases ond renewals reflecting £11 million
of contracted income

- Implemented phased tenant support framework *
— Delivered successful openings across the esfate
= Undertook strategic property disposals tolalling £95 million

— Completion of the sale of 25 units ot Lillie Square totalling
£47 million gross proceeds .

~ High occuponcy levels mointoined across the estate with
EPRA vacancy 2.6 per cent at 31 December 2021

14 Capco Annual Report & Accounts 2021

People/ESC/Organisational

Ensured continued health ond sofety of employees, tenants and
visitors during COVID-19 pondemic

Developed and published Net Zero Carbon Polhwoy

Delivered extended ol fresco dining and pedesirianisation of
odditional streets across the estate

Ensured effective and secure remote working and COVID-sole
return fo the office

lounched employee engagement survey and working groups fo
consider matters highlighted in the survey

Promoted wide range of initiatives across the business to promote
diversity, inclusion and well-being

Implemented successful sirotegic marketing programme including

cultural events, pop-ups and digital engagement, driving estate
footfall primarily driven by domestic visitors and Londoners
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Disclosure of 2021 annual bonus financial performance targets (Audited)

The Committee has previously commited fo publishing the financial performance targets once they ceose to be commercially sensitive. The Committee
has determined that the financiol performance targets thol opplied in respect of the year ended 31 December 2021 are no longer commercially
sensitive; accordingly, the largels and the Company's performance against these targets are set out below. In future, the Commiltee expects lo conlinue

to disclose annual bonus targets following completion of the performance period.

2021 Financial targets

1

: Target Actual % of bonus
Performance measure .Weighting range . - performance opportunity awarded
Threshold Maximum
. {10% payout) {100% payout)
Nel Tangible Assets :
per share 33.33% 173p 200p 212.4p 100%
Relative Total 1.5% -18.4%
Property Return 33.33% 0 outperformance underperformance 0%
Underlying
Earnings per- Share 33.33% {0.65)p (0.5)p 0.5p 100%

2.5 Long-term incentive outcomes for 2021 (Audited)

In 2019, awords of 350 per cent of salary were made to Executive Directors under the Company's Performance Share Plan (*PSP”). The owards were
subject to relative TR and relotive TSR performance conditions over o performance period of 2019-2021. In early 2022, the Committee determined
that Capco’s TR and TSR were each not expected to equal the median of the comparator group vs on outperformance target of upper quartile perfor
monce, and os such the performance conditions relating to the 2019 PSP owards had not been met. Accordingly, the 2019 PSP owords are expecled
to lopse, and no volue has been included in the smgle figure disclosures in respect of these awards.

Threshold Maoximum .
performance target  performance target Expected Estimated vesting
Performance measure Weighting {25 per cent) (100 per cent) performance percentage
Relative TR 50% Median Upper quartile 25th percentile 0%
Relolive TSR 50% Median Upper quartile 25th percentile 0%
2.6 Scheme interests awarded during the financial year (audited)
The 2021 PSP awards are set out in the table below. The awards are subject to the performance measures set out on poges 110 and 111
PSP (Audited)’ ‘
' Market price . Post-vesting
on date Exercise Face valve Number  Performance holding Threshold  Exercisable
_ Basis of oword of gran®? price if ony of aword awarded period? period vesting %* “between
300 per cent’ 2021~ 2024~ 2024~
lan Hawksworth of salary 167 96p Nil  £1,919,999 1,143,129 2023 2025 12.5% 2031
300 per cent 2021- 2024~ 2024~
Situl Jobanpuira of salary 167 .96p Nl £1,274999 759,109 2023 2025 12.5% 2031
300 per cent 2021- 2024~ 2024~
Michelle McGrath of salary 167.96p Nil £1,034,999 616,218 2023 2025 12.5% <2031

N
1. PSP awards ore granted as nil-cost options.
2. Average closing share price on the three business days preceding the date of gront.
3. The performance period-runs from 1 Jonuary 2021 to 31 Decemger 2023.
4. Assumes lhreshol vesting under one performance condition for annual PSP awaords.

»
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Remuneration continued

2.7 Payments for loss of office and paym'ents to previous Directors (Audited) -
No payments for loss of office or payments to previous Directors in respect of relevont services were made during 2021,

2.8 Service contracts and letters of appointment

The service contracts of Executive Directors are approved by the Remuneration Commmee ond are one-year ro||mg contracts. The commencement dales
of the current coniracts ore shown below. The service contracts may be terminated by exther parly giving one year's notice to the other.

. Commencement date - Notice period
lon Howksworth - ’ ) 17 May 2010 12 months
Situl Jobonputra ) 1 Jon.uory 2017 12 months ~
Michelle McGrath 26 February 2020 12 moriths

The Non-executive Direclors do not have service confracts but instead have letters of appointment. The letters of oppoiniment of the Non-executive Directors
are reviewed by the Boord annually and contain o one-month notice period. The Choirman's letter of appointment contains a three'month nolice period.

' Date of most recent Unexpired term as at

Date of appointment . letter of appointment 31 December 2021

_ Charlotte Boyle 1 October 2017 11 May 2021 6 months
lonathan Lane 1 March 2019, 11 May 2021 6 months
Henry Staunton -2 June 2010 11 May 2021 6 months
Anthony Steains ) 1 Morch 2016 11 May 2021 ) 6 months

The service contracts and letters of appoiniment may be viewed ot the Compony'’s registered office,
2.9 Total pension entitlement (Audited) '

No Director participates in or hos o deferred benefit under a defined benefit pension scheme.

2.10 Chart of single figure of Chief Executive’s remuneration vs TSR

The groph on the following page shows the total shareholder return ot 31 December 2021 of £100 invested in Capital & Counhes Properties PLC
on 1 Jonuory 2012, compared with the FTSE 350 Real Estate Index. The Committee considers this benchmark to be the most relevant benchmark for
the Compony's performance.

The lable below the groph shows, for each financial yeor information on the remuneration of lan Hawksworth, who has been Chief Execulive
of Capco since its establishment in 2010. : :
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Figure 2: Total shareholder return
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O Copco [ FTSE 350 Real Estate Index

Financial year - 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021
Single figure £000 8,968 3,530 3,396 3,275 Q18 1,307 991 1,566 813 1,510
Annual bonus ;

% of mox 95 94.67 96.73 91.25 21.25 - 61.60 23.75 83.33 0 73.75
MGSP vesting ' . !

% of mox 100 100 93.1 40 or 80 0 ) 0 o N/A N/A N/A -
PSP vesling ' - T

% of mox 100 100 93.1 60 - 0 0 0 [ 0 . 0

RE

Depending on the oward. Please refer to 2015 Annuol Report for more information.

2.11 Percentage change in remuneration of Directors and employees

The toble below shows the year-on-yeor percentage change in the remuneration for the years ended 31 December 2021 and 31 December 2020
of each Director compored with the overoge percentage ‘change in remuneration for Capco employees. :

- Salary/Fees ~ Benefits Annual bonus

. 2021 © 2020 20212 + 2020 2021 2020
Execbtivg Directors :
lon Howksworth ‘ 079 292 7.69 © = N/A -100
Sil Jobanpura . 167 - 7.8 -4.00 417  N/A -100
Michelle McGrath! ’ 20.49 N/A 50.00 N/A N/A. N/A
Non-executive Directors ‘ . ' .
Henry Staunion ' 1.07 2.55 13.33 250 N/A N/A
Charlotle Boyle 1.19 S 1.2 N/A N/A - N/A N/A
Jonoihan Lane* 1389 - 30091 N/A N/A N/A N/A
Anthony Steains* » 11.36 35.28 -100.00 -80.49 N/A N/A
Average employee® ¢ . 4.63 4.94 30.51 12.34 " 54.8 ©9.47

1.
2.
3.
4
5.
6.

Appointed to Board on 26 February 2020. Change in salary reflects inclusion of full year's service for 2021.

Chonges to benefits primarily reflect increased costs of heolth insurance ond reduced trovel expenses resuliing from virtuol Boovd meeiings. Due to the relotively small
values of these amounts, small obsolute increases can result in large percentoge changes.

The Executive Directors were not awarded bonuses in 2020, and so it is not possble io provide o percentage increase for 2021.

Increoses in fees reflect the oppointment of Anihony Steains as Senior Independent Director during 2020 and Jonathan lone os Choumon of the Remuneration
 Commitiee during 2021.

2021 increases reflect increased costs of heclth insurance and loiger bonus awards made to employees in 2021.

As Capital & Counties Properties PLC has no direct employees, mfgrmchon for Group employees has been disclosed on a voluntary basis. To allow o meoningful
comparison, the analysis for employees is based on o consistent group of individuals, being those employed ot 31 December 2020 ofid 31 December 2021, and
has Eeen caleulated on a fulkime equivalent basis. The Directors are excluded from the employee figures.

www.capitalandcounties.com 17
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Remuneration continued -

2.12 Chief Executive pay ratio '
As Capco has fewer than 250 employees, it is not legally required to, report pay ratios. However, the rafios below are disclosed on @ voluntary bosis.

The table below sets out the Chief Executive pay ratio compored with the 25th, medion ond 75th percentile employee within the Group. Option
A as defined in the Companies {Miscellanecus Reporting) Regulations 2018 was used to calculate the ralios, as this calculation methodology was
considered to be the most accurate method. The employees included in the calculations are those employed by the Group at each year end, on a
FTE basis. The remuneration figures for employees other than Executive Directors have been calculated using salaries payable from the April of the
relevant year. The figure for Executive Directors’ remuneration is the single figure of remuneration for each financial yeor.

: - 25th percentile Median  75th percentile

Yeor . : Method pay ratio pay ratio pay ratio

‘2021 . ’ Modified opfion A 23.9:1 14.2:1 9.5:1

2020 : Modified opfion A 14.4:1 790 6.0:1
The remuneration used to calculate the 2021 pay ratios is set out below. ,

Chief Executive  25th percentile Median  75th percentile

. £000 £000 £000 £000

Base salary ’ 640’ 46 74 ., . 103

Total remuneration . 1,510 63 106, 158

The Chief Executive’s total remuneration for 2021 does not include any payment from the PSP. In yeors when PSP owards vest the pay rotios may be
significantly greater than those for 2021, due to the relalive weighting of variable remuneration for Executive Directors. In addition, due to the Group's
relatively small number of employees, the ratios calculated may vary between. yeors os o result of employees joining or leaving the Company.

2.13 Distribution statement

The bar grophs in Figure 3 below illustrate Capco's dividends paid ond Iofol employee poy expenditure {his includes pension, vorioble pay, and
social security) for the financial years ended 31 December 2020 and 31 December 2021, and the year-on-year chonge in each. The oforementioned
measures are those prescribed by the remuneration disclosure regulations; however, they do nof reftect Copcos KPis, which are explomed on poge
20. Accordingly, bar gsaphs showing Copco’s one-year TPR and TR are also included.

Figure 3

Total property return (%) Dividends (Em) Total return (%) ~ Employee costs (Em)
2021 : Qs 2021 [ ] a3 2021 : 0.4 2021 [:] 12.8
2020 -244:‘ 200 [ 185 00 272 1 200 [ 27

Year-on-year change

+25.9%  -£42m +276% +0.m

2.14 Statement of Directors’ shareholdings and share interests (Audnted)

(a) Directors’ shareholdings

The beneficial interests in the shares of the Company for each Direclor who served during the year os at 31 December 2021 and 22 February 2022
being o date not less than one month before the date of the Notice of Annual General Meeting, are set out in the table below. The Chief Executive
is required to achieve a shareholding in the Compony equivalent to 300 per cent of salary ond the other Executive Directors are currently required o
achieve a shareholding in the Company equivalent to 200 per cent of base salary, to be achieved by retaining at least 50 per cent of any vested
share owards [net of tax). There is o post-cessation shareholding requirement of 200 per cent of solary'for oll Executive Directors, coprunng the 2021 .
annual bonus ond-all Performance Share Plan awards made from 1 Januory 2021.

The current shareholdings of the Executive Directors, and their volue bosed on o share price of 168.4 pence, being the price of o Copital & Counties
Properties PLC share on 31 Deceniber 2021, ore illustrated in the table below. The shares which are included in these holdings ore those held bene-
ficially by the Director, their spouse or dependant family members, shares held within ISAs, PEPs or pensions, shares thol are subject to @ holding
period, such os deferred bonus, and vested but unexercised awards. The latter three categories are included on a.net of tox basis. All the shares held
by the Chief Financial Officer ond Executive Director were purchased in the market, as no share awards have vested since they jcined the Company.
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Directors’ shareholdings (including connected persons) — 2021 and 2020 (Audited)

2021 2020
. Number Number Figure 4:
Chairman i .  Value of Executive Director shareholdings and
Henry Staunton 350,000 350,000 . share interests as at 31 December 2021 (Audited)
Executive . :
!
lon Hawksworth 909,492 909,{192 lan Howksworh | 1]
Situl Jobanputra' 100,000 100,000 '
T O e
Michelle McGrath':2 40,000 40,000 ‘
Non-executive . Michelle McGrath D:]
Chirlotie Boyle ' 15,052 15,052 0O 50 100 150 200 250 300 350
. * : ) % of salary )
Jonathan Lane L 250,000 250,000 [ Shareholding ond unexercised vesled shores (net of tax) -~ Shareholding guideline

Anthony Steains - _

[ Shores subject to o holding period (net of tox} [ Deferred 2021 annual bonus {net of tox).

1. Excludes deferred bonus owards.
2. Appointed to the Boord on 26 February 2020.

(b) Directors’ share interests (Audited)

Details of Executive Direclors' share scheme interests, mcludlng information on share awards that were exercised or vested dunng the year, ore set
out in the tables below. -

(i) Summary of Executive Directors’ interests in shares and share schemes

Nikcost option awards Awards Nilcost option
in respect of no longer subiject to awards, subject to
Executive Director Shares held deferred bonus  performance conditions  performance conditions Total
lan Howksworth 909,492 ' 368,853 - 3,153,203 4,431,548
Situl Jobanputra . 100,000 211,436 - 2,069,720 -2,381,156
Michelle McGrath ' 40,000 . - - 1,345,337 1 ;385,337
Total : 1,049,492 . 580,289 - 6,568,260 ‘8,198,041
Outstanding awards made under PSP

a) Annual PSP awards’ . '
’ Held ot Granted Exercised Held ot Exercisable
Year Option price 1 January during during Llopsed during 31 December during or
Nome ' . granted (pence) irony 2021 the year the year the year 2021 between
lan Howksworth . 20182 Nil 789,483 - - 789,483 - -
20192 Nil 897,584 : - - - 897,584 2022-2029
202072 Nil 1,112,400 - - - 1,112,490 2023-2030
20212 Nil - 1,143,129 - - 1,143,129 2024-2031
Situl Jobanputra 20182 Nil 486,111 .- - 486,111 - -
) ’ 20192 Nil 571,848 - - - 571,848 2022-2029
20202 Nil 738,763 - - - 738,763 2023-2030
20212 Nil - '759, 109 - - 759,109 2024-2031
Michelle McGrath 2018 Nil © 148,643 - - 148,643 - -
2019 24176 12,409 - - - 12,400 2022-2029
2019 Nil 202,680 - - - 202,680 2022-2029
20202 Nil 514,030 - - T - 514080 2023-2030
T 20212 Nil - 616,218 - - 616,218 2024-2031

- 1,424,237 6,568,260

Total : 5,474,041 2,518,456

1. Subject to performance conditions that apply to owards made under the PSP os set out on pages 110 and 111.
2. Subject to a two-year postvesting holding pericd. .
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Remuneration continued ) !

b) Deferred bonus awards

Heldat  Gronted  Exercised Held ot Exercisable

Year  Opfion price 1 January during during lopsed during 31 December ~  during or

Name gronted (pence)‘ir any 2021 the year the year thé year 2021 between
lan Howksworth 2017! . Nil 29,528 - - - 20,528  2020-2027
- 2018 Nil 102,153 - - - - 102,153  2021-2028

2019 Nil 44,722 - - ) - 44,722  2022-2029

. 2020 Nil 192,450 - - .- 192,450  2023-2030

Situl Jobanputra ' 2018! Nil 58,289 - - - 58,289  2021-2028
2019 ) Nil 28,986 - - - 28,986  2022-2029

2020 Nil 124,161 - - - 124,161 2023-2030

" Total , 580,289 - - T~ 580,289

1. Vested but.unexercised.

The morket price of Capital & Counties Properties PLC shares on 31 December 2021 (being the lost doy for trading during the year} was 168.4 pence
ond-during the year the price varied between 186.3 pence and 129.4 pence. No Executive Directors exercised share options during the year and
so the aggregate goin on exercise of share options wos nil.

2.15 Remuneration Committee adviser

The Committee oppointed Korn Ferry as its independent remuneration odviser in 2020, following o competitive process. During the year, the
Committee received advice on matters including remuneration structure, incentive design and target-setting from its advisers. Korn Ferry is o merhber of
the Remuneration Consultants Group and adheres to its code of conduct. The Committee has received confirmation of independence from Korn Ferry,
ond is satisfied that the advice received was objective and independent. In addition to advice provided to the Commitiee, Ko Ferry also provided
share award valuation services to the Company. During 2021, the Company wos charged a total of £57,425 by Korn Ferry in respect of advice to
the Commitiee. Fees were charged on o time basis.

2.16 Statement of shareholder voting

The toble below shows the resuls of the advisory vote on the 2020 Directors’ Remuneration Report ot the 2021 AGM ond the binding vote on the
current Remuneration Policy at the 2020 AGM.

~

Voting on Remuneration Policy and Remuneration Report at 2020 and 2021 AGMs
Votes withheld

Year ' Votes for % for Votes against % against  Total votes cast {abstentions)
2021. Approval of Remuneralion Reporl 641,795,381 ©4.12 40,093,171 5.88° 681,888,552 5,125,267
2020 Approval of Remuneration Policy 491,278,465 7041 206,419,016 = 2959 697,697,481 . 5,337,096

This Remuneration report hos been approved for issue by the Board of Directors on 22 February 2022.

.

DocuSigned by:
2772B8EOBO7E4E9... :
Jonathan Lane OBE
Chairman of the Remuneration Committee .
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Directors’ report

Directors’ report

The Directors present their Annual Report and the audited consolidated
finonciol stotements for the year ended 31 December 2021.

" . Additional disclosures

Certoin Directors’ Report disclosures, including o number of those
required under the Componies Act 2006, listing Rules and Disclosure
_ ond Transparency Rules, have been incorporated into this Direclors’
Report by reference and can be found within the following sections of
the Annual Report: o

Page’
Strategic Report {which includes information on likely future
developments for the business) including: 210 85
Chief Executive's review : 12
Purpose,, business model and strotegy ' 18
Key performance indicators 20
Principal risks and uncertainties ) 22
Stokeholder engagement 33
Section 172{1) statement ) 38
Operating review : ) 40
Financiol review 57
Responsibility {which includes information on the Group's
environmental and sustainability, community ond people
matters, the Group's required disclosures on greenhouse gas
emissions, energy consumption and energy efficiency activi-
ties and TCFD response} 68

Company'’s listings

The Company has a primary and premium listing on the london Stock
Exchange main market and a secondary listing on the Johannesburg
Stock Exchange. For the purposes of its listing on the Johannesburg Siock
Exchange, the Company maintains an overseas branch register in South
Africa. The Company's secured exchangeable bonds due 2026 ore
listed on the Frankfurt Stock Exchange. .

Directors .

The Directors of the Company who held office during the yeor
and up to the date of signing the financial stotements were
os follows:

Chairman: Henry Stounton

lan Howksworth
Situl Jobanputra
Michelle McGrath

Executive Directors:

Charlotie Boyle
Jonathan lone
Anthony Steains

Non-executive Directors:

Biographies of each current Director can be found on poges 90 and

91 ond details of each Director’s interests in the Company’s shares are
sef out on page 119.

The powers of the Directors afe determined by UK legislation and the
Company's Articles of Association, together with any specific authorities
that shoreholders may approve from time to lime.

The rules governing the oppointment and replocement of Directors are
contained in the Company's Articles and UK legislation. In compliance
with the 2018 UK Corporate Governance Code, all the Directors will
retire from office and will offer themselves for re-election ot the 2022

‘Annuol General Meeting.

Compensation for loss of office

The Compony does not have any agreements with any Executive Director
or employee that would provide compensation for loss of office or employ-
ment resulting from- o takeover, except thot provisions of the Company
share schemes may cause share options and awards to vest on a tokeover.

Directors’ conflicts of interest

The Company has procedures in place for the management of conflicts
of interest. Should o Director becomie aware that they, or o connected
porty, have on interest in an existing or proposed transaction with the
Gioup, they should notify the Company Secretary before the next meet-
ing or af the meeting. Directors have a continuing obligation to notify
any changes to their potential conflicts. '

Directors’ indemnities and insurance

In accordance with the Company’s Articles, the Compoﬁy has indemnitied
the Directors to the full extent ollowed by low. The Company maintains
Directors” and Officers' liability insurance, which is reviewed annually.

Articles of Association

Changes to the Articles of Association must be approved by sharehold-
ers in accordance with the Companiés Act 2006.

Dividends

The Directors have proposed the following dividends:

Interim dividend paid 0.5p per ordinary share -

on 23 September 2021

Proposed final dividend
to be paid on 8 July 2022

Total proposed dividend for 2021

1.0p per ordinary share

1.5p per ordinary share

The proposed final dividend will be paid on 8 July 2022 1o shareholders
whose names ore on the register at 10 June 2022. The interim dividend
was split equally between a Property Inicome Distribution {“PID”] and
non-PID. The proposed final dividend will also be splt equally.
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Directors' report continued

Shares held  Percentage held

attime of lost  * at time of last Nature Date of last
Holder . notification notification of holding notification
Norges Bank 127,656,465 14.999% Direct interest - 1 July 2020
BlackRock, Inc. 62,556,255 7.32%  Indirect interest 27 November 2019
Foord Asset Management (Pty) Lid 59,505,194 6.99%  Indirect interest 26 February 2021
Legal & General Group Plc, legal & General Investment Management
[Holdings) Limited 43,488,953 5.10%  Indirect interest 7 October 2021
Public Investment Corporation SOC Limited 42,370,771 4.994% Direct interes! 28 Moy 2020
Madison Internalional Realty 4.30%  Direct inlerest 13 November 2020

Capital structure

Detoils of the Company's issued ordinary share copital, including details
of movements in the issued share capital during the yeor, and authorities
“to issue or repurchase shares are shown in note 29 to the financial
statements on page 176. Eoch shore carries the fight to one vole of
general meetings of the Company. No shares were repurchased by the
Compony during the year.

There are no specific restiictions on the transfer bf shares beyond those
standord provisions set out in the Articles of Association. No shareholder
holds shares carrying speciol rights with regord to control of the Company.

Use of financial instruments

Information on financial risk monogement objectives and policies, including
hedging policies, ond exposure of the Company in relotion to the use of
financial instruments, can be found in note 27-6n pages 168 to 174.

Change of control provisions

There are a number of agreements which (should consent not be obtained
from the counterparty to a.change of control) olter or terminate upon a
change of control of the Company. The £300 million Covent Garden
facility, the Covent Garden £150 million, £175 million and £225 million
loan notes and the £125 million secured loon provide that outstanding
focilities are required to be repaid on a change of control. The £275
million exchangeable bonds due 2026 provide o bondholder right of
eorly redemplion on o change of control, subject to certain exceptions.
The lillie Square development joint venture contains provisions which are
triggered by o change of control. The Performance Share Plon (“PSP”)
includes provisions relating to the treatment of owards in the event of o
change of control.
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36,658,505

Substantial shareholdings

The significant holdings of voling rights in the share copital of the Compony
notified io the Financiol Conduct Authority and disclosed in accordance with
Disclosure and Transparency Rule 5, as ot 22 Februory 2022, are shown
in the table obove.

Corporate governance statement

" The information fulfilling the requirements of the corporate governance
statement can be found on pages 86 to 120, which should be deemed
to be incorporated within this Directors’ report. '

Employees

Information on Group employees, and engogement with employees
during the year, can be found on pages 17, 34, 38, 39, 68, 81 1083,
85, 88, 94 ond 105 and in note 7 on poge 152.

Engagement with stakeholders

Information on the woys in which the Directors have regerd to the need
to foster the Company’s business relationships with stokeholders includ-
ing suppliers, customers and others, ond the effect of that regard on
principal decisions token by the Company is set out in our Stakeholder
engogement seclion on poges 33 to 37 of this report. Further informo-
tion related to engagement-with various stakeholders during the year can
be found on pages 10, 16, 17, 19, 48, 52 and 79 to 83.

The environment

Details of the Group's Environment, Sustainability and Community ("ESC”)
skategy ond its aims and activities ore set out on pages 68 io 85 and
ovailable on the Company's website www.copitalandcounties.com.
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Additional disclosures

The information required to be disclosed pursuont to (R 9.8.4R and
Schedule 7, ltorge and Medium-sized Companies and Groups
[Accounts and Reports| Regulations (os amended) can be found in the
following locations: '

Page
Interest copitalised : 153
Non-pre-emptive issue of equity 176
Interesls in significant conlracts - 178

Going concern

As set out on page 32, the Directors have a reasonable expectation thot
the Company ond the Group will have adequote resouices to meet both
ongoing andfuture commilments over o period of al least 12 months
from the date of approval of the financial statements. Accordingly, they
confinue to adopt the going concern basis in preparing the Annual
Report & Accounts. . s

Disclosure to auditors

So far as the Directors are oware, there is no relevant-oudit information
of which the auditors are unaware and each Director has token oll steps
that he or she ought to have token as a Director in order to make himself
or herself oware of any relevant oudit information and to establish thot
the auditors are oware of that information.

Inde_pendent auditors

. The Boord has recommended that PricewaterhouseCoopers LLP. who have
indicated their willingness 1o continue in office, be reappointed os the
Compony's independent ouditors ond o resolution seeking their reappoint-
ment will be proposed at the forthcoming Annual Generol Meeting. The
- externol oudit contract wos lost put out to competitive tender in 2019.

Events after the reporting period

Details of events ofter the reporting period can be found in note 36 of the
financiol statements on page 181.

Annual General Meeting

The 2022 Annual General Meeting of the Company will be held on
28 June 2022. The Notice of Meeting will contain the specific details,
and, logether with an explanation of the business to be dealt with ot the
meeting, is included os a seporoie document sent to shareholders vio
electronic or hord copy means dependent on their election. The Nolice
of Meeting will be issued to shareholders at least 20 working days
before the meeting, and will also be made ovailable on the Company's
website. Shareholders are requested to check the Company's website
for the latest detoils concerning the 2022 AGM.

By Order of the Board.

Ruth Pavey
Company Secretary

22 February 2022
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Directors’ responsibilities

Directors’ responsibilities

Statement of directors’ responsibilities
The Directors are responsible for preparing the Annual Report and Accounts in accordance with applicable low and regulations.

Company low requires the Directors to prepore financial statements for each finonClol yeor. Under that low the Directors have prepored the Group
and Company financial stolements in accordance with UK-adopted international accounting standards and in accordance with Interational
Financial Reporting Standords. Under company low the Directors must not approve the financial statemenls unless they ore solistied that they give
a true and fair view of the state of offairs of the Group and the Company and of the profit or loss of the Group dnd the Company for that period.
In preparing the financial stalements, the Directors ore required to:

- select suilable occouriling policies and then apply them consistently;

- make judgements and occounting estimates that are reasonable and prudent;

— _state whether for the Group and Company, UK-adopted international accounting siandards have been followed subject to any moiencl
depoariures disclosed ond explained in the financial statements; and .

-~ prepare the financial statements on the going concern basis, unless it is inappropriate to presume that the Group and Compoany will continue

in business.

The Directors ore responsible for keeping adequote occounhng records that are sufficient to show and explain the Group ond the Compaony's
tronsactions and disclose, with reasonable accuracy ot ony time, the financiol position of the Group and the Company and enable them to
ensure thot the financial statements and the Directors’ Remuneration Report comply with the Companies Act 2006. They are also responsible
for safeguarding the ossets of the Group and ihe Company and hence for toking reasonable sieps for the prevention ond detection of fraud
and other imegulorities.

The Direclors are responsible for the maintenance and integrily of the Company's website. Legislation in the United Kingdom governing the
preparation and dissemination of financial statements may differ from legislation in other jurisdictions.

Each of the Directors, whose names and functlions are listed in the Governance section, confirm that, to the best of their knowledge:
— the Group ond the Company finoncial statements, which have been preparéd in accordance with UK-adopted international accounting
standards, give @ true ond fair view of the assets, liabilities, financiol position and profit/floss] of the Group and Company;

— the Directors’ report includes a fair review of the development and performance of the business ond the position of the Group, iogether with
a description of the principal risks and uncertainties that it faces; and

— having taken all matiers considered by the Boord and brought to the aitention of the Boord during ihe year into account, the Directors consider
that the Annual Report & Accounts, taken os o whole, are foir, balonced and understondable. The Directors believe that the disclosures set out
in the Annual Report & Accounts provide the information necessory for shareholders to assess the Group and Company's posilion, performance,
business model and sirategy.

The financial statemenls on poges 133 to 188 were approved by the Board of Directors on 22 February 2022 and signed on its behalf by:

DocuSigned by:
Sttul Jobanputra ' ' :
F2D80082D21D464... . >
lan Hawksworth Situl Jobanputra
Chief Executive Chief Financiol Officer

124 . Capco Annual Report & Accounts 2021

N



DocuSign Envélope ID: B27B7AA1-BF 42-4B9C-B5C5-3F72EB12C8E2

Independent auditors' report

Independent Auditors’ Repor't,tdthe Members of
‘Capital & Counties Properties PLC

Report on the audit of the financial statements ‘ .
Opinion i . i
In our opinion, Capital & Counties Properties PLC Group financial stotements and Company financial statements {the “financial stotements”):

- giveo. true and fair view of the siate of the Group's and of the Compony's affairs as at 31 December 2021 and of the Group’s profit and
~ the Group’s and Company's cash flows for the year then ended; . '

— have been properly prepared in accordance with UK-adopted internationol accounting standords; and

— have been prepared in accordance with the requirements of the Companies Act 2006."

We have audited the financial statements, includedeithin the Annual Report & Accounts 2021 {the “Annual Report”), which comprise: the
consolidated and Compony balance sheets os at 31 December 2021; the consolidated income statement, the consolidoted statement of

comprehensive income, the consolidaled and Company Statements of changes in equity and the consolidated and Company stotement of
cosh flows for the year then ended; and the noles to the financial stofements, which include o descriplion of the significant accounting policies. _

Our opinion is consistent with our reporting to the Audit Committee.

Basis for opinion

We conducted our audit in accordance with International Standords on Auditing (UK] (“ISAs (UK)") and applicable low. Our responsibiliies under
ISAs (UK} are further described in the Auditors’ responsibilities for the audit of the financial statements section of our repon. Wé believe that the audit
evidence we have oblained is sufficient and appropriate to provide o basis for cur opinion.

Independence S

‘We remoined independent of the Group in accordance with the ethical requirements that are relevant to our audit of the financial statements in the
UK, which includes the FRC'’s Ethical Standord, os opplicable to listed public interest entities, and we have fulfilled our other ethical responsibilities
in accordance with these requirements.

To the best of our knowledge and belief, wé declare that non-oudit services prohibited by the FRC's Ethical Stondard were not provided.
Olher than those disclosed in note 7, we have provided no nonaudit services to the Company or ifs controlled undertakings in the period under oudit.

Our audit approach

Overview
' Audit scope —. We oudited the complete financial information of the Group, which comprises Covent Garden, lillie Square and Other
Key oudit matters ~ — Valuation of investment and development property (Group)
— Recoverability of rental receivables, deferrols and lease incenlives {Group)
; — Valuation of investments in Group companies (Company}
Materiality — Overall Group materiality: £27.9 million {2020: £29.1 million) bosed on 1 per cent of total assets

- Overall Company Materiglity: £23.1 million {2020: £23.2 million} based on 1 per cent of total assets
- Performance materiality: £20.9 million (2020: £21.8 million) {Group) and £17.3 million (2020: £17.4 million} (Company)

The scope of our audit

As patt of designing our oudit, we determinied materiality ond ossessed the Tisks of material missiatement in the financial statements.

Key audit matters

Key audit matters ore those matters that, in the auditors’ professional judgement, were of most significance in the oudit of the financial slolements
of the current period and include the most significant assessed risks of maleriol missiatement {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 oddressed in the context of our oudit
of the financial stolements as a whole, and in forming our opinion thereon, and we do not provide a separale opinion on these mallers.

This is not a compieré list of oll risks identified by our cudit.

Valuation of investments in Group companies and amounts owed by subsidiaries {Company) is a new key audit matter this yeor. Going concein,
accounting for Shaftesbury related transactions and COVID-19, which were key oudit matiers last year, are not included because they are no longer
considered material itlems in the conlext of the Group audit or they hove been considered within other Key Audit Matters. Otherwise, the key oudit
matters below are consistent with last year.
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Independent auditors’ report continued

Key audit matter How our audit addressed the key audit matter

Valuation of investment and development property . Assessing the valuers’ éxpenise and objectivity

(Group) ) The valuers are well known and established firms and were engaged by the
Refer to the Audit Committee Report and note 16 1o the Directors, in occordance with the Royal Institution of Chartered Surveyors
financial statements. ] Valuation — Professional Standards {"RICS"). We assessed the competence

ond capoabilities of the valuers ond verified their qualifications. We also
assessed their independence by discussing the scope of their work

and reviewing the lerms of their engagement for unusual terms or fee
arrangements. Based on this work, we are satisfied that the voluers were

The valuation of the Group's investment and development property is
the key component of the net asset value and is also significant in the
context of the Group's resull for the year. Accordingly we identified
this area os a key audit matter.

The result of the revaluation this yeor was a loss of £9.9 million
[2020: loss of £692.2 million] as set out in note 16, which is
accounted for within ‘Loss on revaluation and sale of investment
and development property’ and is a significani component of the
result for the yeor. The Group's property portfolios, which comprise
investment property (including retail, F&B, office and residential)

as well os development property locoted in central London, are
not uniform in nalure. '

We engoged internal real estate valuation experts and qualified chortered
surveyors with deep morket knowledge in reading the external voluation
reporis prepared by CBRE {in respect of the Covent Gorden portfolio} and
JLL (in respect of the Lillie Squore development). We confirmed that the
valuation approaches for each were in accordanée with the RICS
standards ond suitable for use in delermining the final value for the
purpose of the financidl siatements.

There are a number of different assumptions made by the Group’s Data provided to the valuers
third party valuers, CBRE and JLL [the “valuers”), in determining
fair value:

For investment properties, we validated a sample of the dota provided to the

valuers by management and found that it was consistent with the information

. we audited. This dato included tenancy schedules, cost schedules, square

— Invesiment propery — the voluation of invesiment properties footage details, capital receipts from residential sales complefions and capitol
{principally the Group’s Covent Garden portiolio) is inherently expendilure over he period, which we agreed back lo appropriate supporting

*independent and competent ond the scope of their work was approgpriote.

subjective, due principally to the individual nature of each documentation. For development properties, we agreed that the planned schemes

property, which greally influences the future rentol income being valued were consistent with the octual planned developments.
expected to be generated. The assumplions on which the property
values are based are influenced by tenure and tenoncy details for
each properly, prevailing markel yields and the estimated renial ~ We met with the valuers independently of management and gained an
" value of each property. understanding of the valuation methods and assumptions used. We compared

Assumptions and estimates used by the valuers

— Development property —the valuation of development property .
{principally comprising the Group's share of the Lillie Square joint
venture development) is also inherently subjective. Development
properties are valued using the residual approach in the obsence
of comparable iransoctions of development sites with similar
characierisiics af the voluation date. This method involves

varied across the portfolio, depending on the nature of each propery but they
included estimated copital volues, investment yields, esfimated rental volues,
estimates of void rates and rent free periods, construction costs, finonce cost
and developers’ margins.

estimating the foir value of the completed project using either a In each of these areas, and on o somple basis, we compared the estimates and
* sales comparison or income capilalisation method, less amounts  gsqumptions used by the valuers against our own expecialions, using evidence of
for estimated costs o complefion, finance costs and @ market comporable morket transactions. Where we identified estimates ond assumptions
-+ bosed profit morgin providing a refurn on development risk. that were outside the typical ranges used, we discussed these with the valuers to
Macroecanomic factors and uncertain market conditions understand the rationale and then assessed, based on all the available evidence
impact the valuation of invesiment and development property. and our experience in this sector, whether the use of the estimate or assumption-

The fact that only @ small percentage difference in individual propery WO iusiified.. .
valuations, when aggregated, could result in o material misstatement, A part of this work, we considered the reasonableness of assumplions that are

warranis specific audit focus on this area. In oddition, the valuation 51 <o readily comparable with published benchmarks, in porticular ERV where,

of the investment and development property in the current for a somple of individual unils, we specifically challenged the valuers to support
environment is particularly subjective given the current challenges their individual ERV assumptions with reference to available evidence and in the
focing the retail and hospitolity occupier and investor'markets conlext of the impact of the ongoing COVID-19 pandemic on refailers. i was

as a result of COVID-19. . evident from our interaction ‘with the external valuers, and from our review of the

the movement.in capilal values over the period with market seclor benchmarks to
help identify significant changes in assumptions. The nature of assumptions used

voluation reports, that close atiention had been paid 1o each propery’s individuot
choracteristics ot o detoiled, tenant by tenant leve!, as well as considering specific

: the impact that COVID-19 has had on the asset. Our testing indicated that the
estimates and assumptions used were appropriate in the context of the Group's
properly portfolio and reflected the circumstances of the market in the year.-

factors such as the lotest leasing and sale activily, the desirability of the asset and
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Key audit matter

How our audit addressed the key audit matter

Valuation of investment and development property
(Group) continued

There is also growing scrutiny on the valuation of assets given
the potential impact of the climate change agenda. Therefore in
planning our audit we made inquiries to understand the extent of

the poteniial impact of climate change risk on the Group's financial
siofements. Management considers that the impaci of climate change

- does not have o material impact on the financial siatements.

Assumptions and estimates used by the valuers continued

We considered how climate change risks would impact the assumptions
such os copital expenditure mode in the valuotion of investment property.
We also considered the consistency of the disclosures in relation to climate
chonge made within the Annual Report. With the support of our internal
valuation experts, we also questioned the extemnal valuers as lo the extent
to which recent market transactions and expected rental values which they
made use of in deriving their valuations took into occount the impoc of
climale change and related ESG conmderohons

Recoverability of rental receivables, deferrals and lease

incentives (group)

Refer 1o the Audit Committee Report and notes 1 and 4 to the
financial stalements. At 31 December 2021, the Group has rent

receivable balances of £17.8 million {2020: £34.7 million) against

which an Expected Credit Loss [ECL) provision of £10.9 million

{2020: £12.4 million) has been booked and £42.2 million (2020:
£37.5 million) of unamortised lease incentives, agoinst which an ECL
provision of £3.4 million (2020: £6.) million) hos been booked

The disruption crected by COVID-19 and government actions
restricting rading, hos placed significont siress on the Group's
tenants. In response to this, the Graup has provided suppori to a
number of its tenants over the past two years in the form of rent

deferrals, rentfree periods ond other arrangements, depending on
the position of each tenant. These circumstonces have resulied in o
significont level of arrears'as ot 31 December 2021 and incremental
lease incenlives on the Group's balance sheet. As a result, there is a
heightened level of judgement and estimation uncerainty ossocioted
with colculating the required ECL provision, both in respect of rent -

receivables and unamoriised lease incentives.

Whilst irading conditions tor the Group's tenants improved during the
second half of 2021, the effects of the pandemic may continue o be
experienced for some time. In this context the estimation of an ECL

provision against accounts receivables and unamortised lease
incentives confinues to be subjective and contains significant
estimalion unceriainty. .

The Directors have utilised a provisioning matrix methodology to

determine the ECL provision. Under this approach each tenant has

been placed into a risk ¢ategory bosed on the perceived risk of
tenant defaull. Multiple dala points have been used 1o drive this
categorisation including: the size and type of business, payment
history, current frading performance, credif information, forward-
looking economic factors and ongoing tenant negotiations.

A provisioning percentage has then been applied to each calegory

to reflect the expected portion of receivables within each risk
category for which an ECL provision is required. In considering
the provision for unomortised lease incentives manogement has

also assessed whether @ tenont is expected fo continue in operation

until the planned end of its lease term.

Manogement has clso considered the additional security provided
by lenant deposils when considering required ECL provisions. On
the basis of the significant estimotion uncertainly in determining the
oppropriate level of ECL provisions, in paricular given the impact

that COVID-19 hos had on the retail and food ond beveroge
sectors, we identified this as o key cudit matter.

We evaluated the methodology utilised by the Directors in determining the
ECL provisions as at 31 December 2021.and salisfied ourselves that the
approach is compliant with the requirements of IFRS 9 Financial nstruments.

We obtained and checked the mathematical accuracy, ond completeness,
of the underlying dato used to calculate the provision balances, both in
respect of rent arrears and unamoriised lease incentives. This-included
verifying, on @ sample basis, o tenant’s yeor end outstanding receivable
balance; o tenant’s year end unomortised lease incentive balance; the
tenant's credit history and current trading performance; the status of ongoing
discussions with the tenant in particulor in relation to the impact of COVID-19
on rent colleclion; the ageing of the balances; the level of cash collections
both during the year ond post yeor end; and forward looking
macroeconomic factors, omongst others.

For a sample of tenant debtors across the different risk colegories, we
oblained and reviewed the assessment performed by management to
determine the tenont's viabilitly and associated risk categorisation.

We verified the mathematical accuracy of the provision caleulations and
checked that the provision had been calculated in line with IFRS 9 and
the Group's accounting policy. -

We performed sensitivity analysis to understand the impact thot reasonable

‘changes in the provisioning percentage assumptions could have on the

overall ECL provision and assessed the appropriateness of reloted disclosures
in the notes to the accounts.

Based on our audit work performed, we consider the approoch to the
methodology for, cnd coleulotion of ECL provisions to be oppropnole
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Independent auditors’ report continued

Key audit matter

How our audit addressed the key audit matter

Valuation of investments in Group companies and
amounts owed by subsidiaries (Company)

Refer to Note Ill {lnvestment in Group companies) and note IV
(Trade ond other receivables) of the Company financial statements.

The Company holds investments in Group companies of £516.4
million {2020: £516.4 million), ond loans to subsidiaries of
£1,793.0 million (2020: £1,794.4 million).

Whilst these eliminate on consolidation in the Group financial
statements, they are recorded in the Company financial statements.

The impairment assessment of the Company's investments in

and loans to subsidiaries was identified as a key audit matier

given the assessment is impacted by the key judgements mode

in relotion to the underlying valuation of invesiment property held

by the subsidiaries. Management hos con¢luded that no impairment
was required. .

We assessed the accounting policy for invesiments and loans in subsidiaries
1o ensure they were compliant with IFRS.

We verified that the methodology used by management in arriving at the
carrying value of invesiments in subsidiaries as ot 31 December 2021,
and the expected credit loss for the intercompany receivables, wos
compliant with IFRS. .

We obtained management's impairment assessment for the recoverability
of investments in and loans 1o subsidiaries. :

We performed testing over management's impairment colculation ond
verified thot no impairment was required. )

We identified the key judgement in assessing any requirement for impairment
of invesiments in subsidiories and loons to subsidiories wos the underlying
valuation of investment ond development property held by the Group's
subsidiaries and joint veniures.

For details of our procedures over investment property valuations please refer
to the related Group key oudit matter above. We hove no issues to report in
respect of this work.

How we tailored the audit scope

We lailored the scope of our audit to ensure that we performed enough work to be able to give an opinion on the financial stotements as a whole,
toking into account the structure of the Group ond the Company, the accounting processes and controls, and the industry in which they operate.

The Group is siructured along the following business lines: Covent Gorden, Lillie Square ond Other. The Group engagement team audited all business lines.

Materiality

The scope of our audit was influenced by our application of materiolity. We sel certain quantitative thresholds for materiality. These, together with
quolitative considerations, helped us to defermine the scope of our audit and the nature, fiming ond extent of our audit procedures on the individual
financial statement line items and disclosures and in evaluating the effect of misstatements, both individually and in oggregate on the financial

statements as a whole.

Based on our professional judgement, we determined materiality for the financiol statements as @ whole os follows: .

Financial statements - Group

Financial statements - Company

Overall materiality

£27.9 million {2020: £29.1 million).

£23.1 million (2020: £23.2 million).

How we determined it 1 per cent of total assets

1 per cent of totol ossets

Rationale for benchmark opplied

The key measure of the Group’s performance is the
voluation of investment and development properties
ond the balance sheet as @ whole. On this basis, and

The Compony is predominantly an investment holding
Company and therefore total assets is deemed the
most appropriate benchmark.

consistent with the prior year, we sel an overall Group
materiality level based on tolal assets.

In addition to overall Group materidlity, @ specific materiality wos also applied lo ceriain areas of the income stotement ond related working capital
balances. Our specific moteriality is aligned with the metrics in the consolidated income statement that we believe are of particulor interest to the
members and we determined those metrics to be net rental income and finance costs. In order to reflect their specific characteristics, we applied

materiality levels of 5 per cent of the five year average of net rental income from 2017 = 2021 and 5 per cent of current year gross finance cosls.

We use performance maleriality o reduce to an appropriately’low level the probability that the aggregate of uncorrecied and undelected
misstatements exceeds overall materiality. Specifically, we use performance materiality in determining the scope of our oudit and the nature

and extent of our testing of account bolances, closses of transactions and disclosures, for example in determining somple sizes. Our performance
materiality was 75 per cent {2020: 75 per cent} of overall materiality, amounting to £20.9 million {2020: £21.8 million} for the Group financicl
statements and £17.3 million {2020: £17.4m)| for the Company financial stolements. . ' '
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Materiality continued \

In determining the performance materiality, we considered a number of factors - the history of misstatements, risk assessment and aggregation
risk and the effectiveness of controls - and concluded that an amount at the upper end of our normal range was appropriate.

We ogreed with the Audit Commitiee that we would report to them misstatements’ identified during our cudit above £ 1.4 million (Group audit}
{2020: £1.5 million} and £1.1 million (Company audit] {2020: £1.2 million) as well os misstatements below those amounts that, in our view,
warranted reporting for qualitative reasons.

Conclusion relating to Going concem
* Qur evaluation of the directors” assessment of the Group's and the Compony s obullry to conlinue to odopt the going concern basis of
accounting included:

ossessing the appropriateness of the Group's cash flow, liquidity ond georing covenont forecasts in the context of the Group;s 2021
balance sheet

understanding and assessing the appropriateness of the, key assumptions used both in the base case and in the severe but plousible downside
scenario, including assessing whether we considered the downside sensitivilies o be appropriately severe

corroborating key assumplions (e.g. rental income and finonce costs) to underlying documenlalion and ensuring this was consistent with our
oudit work in these areas

testing the mathemalical accuracy. of management’s cosh flow models

obtaining and reperforming the Group's forecast covenant compliance colculations, including sensilising the forecasts of ret rental income
and property values to ossess the potential impact of downside sensitivities on covenant compliance

considering the appropriateness of the mitigoting actions available o management in the event of the downside scenario materialising.
Specifically, we focused on whether these actions are within the Group's control ond are achievable

reviewing the going concem disclosures in the financial stotements

reviewing the disclosures provided relating to the going concern basis of preporation, and found that these provided an explanation of the
Directors’ assessment that waos consistent with the evidence we obtained

Based on the work we have performed, we have not identified any material uncertainties reloting to events or conditions that, individually or
collectively, may cast significant doubt on the Group's and the Company's ability to continue os a gomg concern for a period of af least twelve
months from when the financial statements are outhorised for issue.

In.auditing the financial statements, we have concluded that the directors’ use of the going concermn b05|s of accounting in the preparation of the
financial statemenis is appropriate.

However, because not all future events or conditions can be predicied, this conclusion is not a guarantee as to the Group's and the Company's
ability to continue os a going concemn.

In relation io the directors’ reporting on how they have opphed the UK Corporate Governance Code we have nothing material to add or draw
attention to in relation fo the directors’ statement in the financial statements about whether the directors considered it appropriate fo adopt the going
concern basis of accounting.

Our responsibilities and the responsibilities of the directors with respecf to going concern are described in fhe relevant sections of this report.

F\‘epomng on other information

The other-information comprises all of the information in the Annual Report other than the financial statements and our ouditors’ report thereon.
The direclors are responsible for the other information, which includes reporting bosed on the Task Force on Climate-related Financial Disclosures
{TCFD) recommendations. Our opinion on the financial siatements does not cover the other information and, accordingly, we do not express an
audit opinion or, except fo the extent otherwise explicitly stated in this report, ony form of assurance thereon.

In connection with our audit of the financial statements, our responsibility is to read the other information and, in doing so, consider whether

the other information is materially inconsistent with the financial statements or our knowledge obtained in the audit, or otherwise appears to be

materially missiated. If we identify an apparent material inconsistency or malerial misslolement, we are required to perform procedures to conclude

wheéther there is @ material misstatement of the financial statements or a material misstatement of the other information. If, based on the work we

have performed, we conclude thot there is o material missiatement of this other information, we are required to report that fact. We hove nothing
"1o report based on these responsibilities. .

With respect to the Srrcleglc report and Stotement of dlrectors responsibilities, we olso considered whether the disclosures required by the UK
Compoanies Act 2006 hove been included.

" Based on our work underlaken in the course of the audit, the Companies Act 2006 requires us also to report cerlom opinions and maters as
described on next poge. s
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Independent auditors’ report continued

Strategic report and Statement of Directors’ Responsibilities

In our opinion, based on the work undertoken in the course of the oudit, the information given in the Strategic report cnd Statement of Directors’
Responsibilities for the yeor ended 31 December 2021 is consistent with the fmonool stctements and has been prepared in accordance with
opphcoble legal requirements.

In ||g|'ﬂ of the knowledge and understanding of the Group and Company and their environment obtained in the course of the audit, we did not
identify any material misstatements in the Strategic report and Statement of Directors' Responsibilities.

Directors’ Remuneration -
In our opinion, the part of the Directors” remuneration report to be audited has been propery prepared in accordance with the Companies Act 2006.

Corporate Governance statement .

The Listing Rules require us to review the directors’ statements in relation to going concern, longerterm viability and that part of the corporate
governance statement relating to the Company’s compliance with the provisions of the UK Corporate Governance Code ‘specified for our review.
Our additional responsibiliies with respect to the corporate governarice stotement os other information are described in the Reporting on other
informalion section of ihis report.

Bosed on the work undericken as part-of our audit, we have concluded that each of the following elements of the corporate governance stalement
is materially consistent with the financiol statements cnd our knowledge obtained during the audit, ond we have nothing material to add or draw
attention to in relation to: .

— The Direclors’ confirmation that they have carried out a robust assessment of the emerging and principal risks;

— The disclosures in the Annual Report that describe those principal risks, what procedures are in place to identify emerging risks and on
explanation of how these are being monaged or mitigated; . ' .

~ The Directors’ statement in the financial statements about whether they considered it appropriate to adopt the going concern basis of accounting
in preparing them, and their identification of any material uncertainties to the Group's and Company's ability to continue to do so over a. period
of ot least twelve months from the date of approval of the financial statements;

- The Directors’ explanalion as to their ossessment of the Group's and Company's prospects, the period this assessment covers and why the penod
is appropriate; and

- The Directors’ stotement os to whether they hcve a reasonable expectotion that the Company will be able to continue in operation and meet its liabilities
os they fall due over the period of its assessment, including any related disclosures drawing attention to any necessary qualifications or ossumptions.

Our review of the Directors’ statement regarding the longerterm viability of the Group was substantially less in scope than an audit and only
consisted of moking inquiries and considering the directors’ process supporting their siatement; checking that the statement is in alignment with the
relevant provisions of the UK Corporate Governance Code; and considering whether the statement is consistent with the financial slalements ond
our knowledge and understanding of the Group and Company and their environment obtained in the course of the audit.

In addition, based on the work undertaken as part of our audit, we have concluded that each of the following elements of the corporate
governance statement is materially consistent with the finonciol statements and our knowledge obtoined during the audit:

~ The Directors’ statement that they consider the Annual Report, taken as a whole, is fair, balonced and understondable, and provides
the information necessary for the members to assess the Group's and Company's position, performance, business model and strategy:

— The section of the Annual Report that describes the review of effectiveness of risk management and internal conlrol systems; and

— The section of the Annual Report describing the work of the Audit Committee.

! We have nothing to report in respect of our responsibility to report when the directors’ statement relating to the Company’s complionce with the
Code does not properly disclose a deporture from a relevant provision of the Code specified under the Listing Rules for review by the auditors.
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.

Responsibilities for the financial statements and the audit
Responsnbllltles of the Directors for the financial statements

As explained more fully in the Statement of directors’ respon5|b1|mes the directors are responS|b|e for the preparation of the financial stalemenis in accordonce
with the applicable framewaork and for being satisfied that they give a true and fair view. The directors are also responsible for such intemal controf os they + -
determine is necessary lo enable the preporation of financiol statementis that ore free from material misstatement, whether due to fraud or error.

In preparing the finonciol statements, the directors are responsible for assessing the Group's and the Company’s ability to continue as a going
concern, disclosing, as opplicable, matters reloted to going concern and using the going concern basis of accounting unless the directors either
intend 1o liquidate the Group or the Company or to cease operations, or have no redlisiic olternative but to do so.

- Auditors’ responsibilities for the audit of the financial statements
Our objectives are to obtain reasonable assurance about whether the financial stotements as @ whole are free from material misstotement, whether
due 1o fraud or error, and 1o issue an auditors’ report that includes our opinion. Reasonable assuronce is o high level of assurance, but is not o
guarantee that an audit conducled in accordance with ISAs (UK) will always delect o material misstalement when it exisls. Misstatements con arise
from fraud-or error and are considered moterial if, individually or in the aggregate, they could reasonably be expected to mfluence the economic
decisions of users taken on the bosis of these financial statements.

Irregularities, including froud, are instances of non-complionce with lows and regulalions. We design procedures in line with our responsibilities,
outlined above, to detect material misstatements in respect of irregularities, including fraud. The extent to which our procedures are copable of
detecting irregularities, including froud, is defoiled below.

Based on our understanding of the Group and industry, we identified that the principal risks of noncompliance with laws and regulations related

to the Companies Act 2006 ond UK tax legislation, including the Real Estate Investment Trust {"REIT”) requirements, and we considered the extent
to which nomcomplionce might have a material effect on the financial statements. We also considered those lows and regulations that have a
direct impact on the financial statements such as Companies Act 2006. We evaluated management's incentives and opporiunities for fraudulent
manipulation of the financial statements (including the risk of override of controls), and determined that the principal risks were related to the posting
of inappropriate journal entries, and management bias in accounting estimates and judgemental areas of the financial statements. Audit procedures
performed by the engagement team included:

— Discussions with management and the Group's infernal auditors, including consideration of known or suspected instances of noncompliance
with lows and regulations ond fraud.

~ Evaluation of management's controls designed to prevent and detect irregularities.

- Evaluation of the Group’s compliance with the REIT requirements, including considering the impact of the COVID-19 pandemic on the various
REIT complionce tests.

— Challenging assumptions and judgements made by management in their significant accounting eslimates, in porticular in relation lo the voluotion
of investment and development property ond recoverability of rental receivables {see key oudit matters above).

— Identifying and testing journal entries, in particular any joumal éntiies posted o revenue with unusual account combinalions or posted by senior management.

~ Reviewing relevant meeting minutes, including those of the Board and Audit Committee. .

There are inherent limitations in the oudit procedures described above. We are less likely to become aware of instances of noncompliance with

laws ond regulations that are not closely related to events and transactions reflected in the finoncial statements. Also, the risk of not detecling a

material misstatement due to froud is higher than the risk of not detecting one resulting from error, as-fraud may involve deliberote concealment

by, for example, forgery or intentional misrepresentations, or through collusion.

Our audit testing might include testing complete populations of certain transactions and balances, possibly using dato auditing techniques.
However, it typically involves selecting a limited number of items for testing, rather thon testing complete populaions. We will often seek o
torget particular items for testing based on their size or risk characteristics. In other cases, we will use oudit sampling to enable us to drow
a conclusion about the population from which the somple is selected.

A further description of our responsibilities for the oudit of the finonciol statements is located on the FRC's website of:
www frc.org.uk/auditorsresponsibilities. This description forms part of our auditors” report.
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independent auditors’ report continued

Responsibilities for the financial statements and the audit continued
Use of this report

(his report, including the opinions, has been prepared for and only for the Company’s members as a body in accordance with Chapter 3 of Part 16 of the
Companies Act 2006 and lor no other purpose. We do not, in giving these opinions, accept or assume responsibility for any other purpose o o any other
person Io whom this report is shown or into whose hands il may come save where expressly agreed by our prior consent in wriling.

‘

Other required reporting

Combanies Act 2006 exception reporting
Under the Companies Act 2006 we are required to report to you if, in our apinion:

- we have not obloined all the information and explanalions we requite for our audit; or

- odequate accounting records hove nol been kept by the Company, or returns adequate for our audit have not been received from bmnches
nol visited by us; or :

- cerfdin disclosures of directors’ remuneration specified by low re not made; or

- the Company financial stotements and the part of the Directors’ remuneration reporl lo be audited are not in ag«eemem with the accounhng
records and refurns. ] .

We have no exceplions lo report arising from this responsibilily,

Appointment . )
. Following the recommendation of the Audit Commitiee, we were appoinled by the members on 3 June 2010 to audit the financial statements for
the year ended 31 December 2010 ond subsequent fmoncnol periods. The pericd of tolal uninierrupted engagement is 12 yeors, covering the
. yeors ended 31 December 201010 31 December 2021, .

Other matter

In due. course, os required by the Financial Conducl Authority Disclosure Guidance and Transparency Rule 4,1.14R, these financial stalements will
form part of the ESEF-pregared annual financial report filed on the National Storage Mechanism of the Financial Conduct Authorily in accordance
with the ESEF Regulatory Technical Standard (‘ESEF RTS'). This auditors’ report provides no ossuronce over whether the onnuo! financial report will
be prepared using the- single electronic format specified in the ESEF RTS.

Aok

Andrew Paynter (Senior Statutory Auditor)

for ond on behalf of PricewolerhouseCoopsis LLP
Chortered Accouniants and Siaiulory Audilors
Llondon

22 February 2022
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Financial statements

Consolidated income statement

for the year ended 31 December 2021

Re-presented
2021 . 2020 ¢
Note £m £m
Continuing operations ~ - B ! ‘ ,
Revenue ’ : . 4 68.0 73.9
Cost of sales - : . 5 . (21.8) ~ {440)
Gross profit i 46.2 29.9
~Other income/(coss) . '_ 6 3.0 . (1.0)
Administralion expenses ‘ ' ‘ ) 7 (2.2.8) {31.0)
Expected credit loss . t 27 - {140}
Loss on revoluotion ond sale of investment and development property 8 - (15.8) {693.1)
Change in value of invesiments and other receivables o o 9 1.6 (28.2)
Fair value gain on financial ossets at fair value through profit or loss’ 19 44.6 509
Operating profit/(loss), . . 66.8 o 686.5)
Finance income : "0 0.5 . 0.5
Finance costs ) 4' 11 .- 31.7) (24.1)
Other finance income ’ ‘ 10 ' 8.1 20.5
Other finance cosls : 11 (1.8) - {0.6)
Change in fair value of derivative financial instruments Co 20 -9 -{14.5)
Net finance costs . (36.8) (18.2)
Profit/{loss) before tax : . ’ 30.0 . (704.7)
\ .
Current tax " . _ ] - 0.8
Deferred tox ' : 0.7 : 0.2
Toxation . ‘ : i 12 0.7) 1.0
Profit/(loss) for the year from continuing operations 29.3 (703.7 )
Discontinued operation . -
*Profit for the year tom discontinued operation ’ 13 - 1.0

Profit/(loss) for the year ‘ : 29.3 (702.7)

- Profit/(loss) attributable to: . _ .
Owners of the Parent 29.3 (702.7)

Eamings per share attributable to owners of the Parent?

Basic and diluted earnings/(loss) per share ' ) 3.4p {82.5)p

, Eamnings per share from continuing operations aftributable to owners of the Parent? . . .
Basic and diluted earnings/(loss) per share 15 34p  (B26)p
. Weighted average number of shares 15 851.3m ©852.2m

1.The Group has chcn_éed the way in which its pefformance is presented on the foce of the income siatement. The prioryear comparatives have been represented fo reflect this
« change. The ynderlying resulls have nol been offected and this modified presentotion has hod no effect on operoting profit, profit before tax or profit for the yeor. Details of the
representation are set oul in note 1 *Principo! accounting policies'. ' N

2.Earnings per share from the discontinued operation are shown in note 15 ‘Earnings per share and net assets per shore’.
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Financial statements continued ‘ ’

Consolidated statement of comprehensive "income

for the year ended 31 December 2021

2021 2020

. Note * . £m ) £m
) Profit/(loss) for the year . ) 0293 . (702.7)
Total comprehensive income/(expense] for. the year ’ v . 29.3 (702.7) -
Attributable to: . ‘
Owners of the Parent o L © 293 {702.7)
Arising from: . / A . . o ’
Conlinuing operations : ‘ . 293 {703.7)
Discontinued operation : ) e . 13 . - 1.0
{
/
N
\
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Consolidated balance sheet

os ot 31 December 2021

. o 2021 2020
Note : £m £m
Non-current assets ) )
Investment and development property 16 1,694.5 1,795.8
Property, plant and equipment ' V7 : 0.6 4.4
. Investment in joint veniures 8 0.3 0.3
Financial ossets ot foir value through profit or loss 19 596.4 551.8
Derivative financial assels ! 20" . 1.1 -
Deferred tax ) 28 l 6.1 ‘68
Trade and other receivables ' 21 120.8 118.2
2,419.8 2,477.3
Current assets .
Trade-and other receivables 21 59.2 - 65.7
Tax assets A 0.5 -
Cash ond cash eq'uivolents 22 319.0 365.1
’ 3787 430.8
Total ossets ! 2,798.5 2,908. ll
Non-current liabilities )
Borrowings, including lease liabilities 24 (940.3) (1,079.0) -
Derivative financial liabilities . 20 (32.1) {22.5)
' (972.4) . (1,101.5)
Current liabilities
Borrowinésl including lease liobilities 24 0.7) (1.6)
Tox liabilities . - (1.0)
Trode and other payables 23 139.0) {44.3)
39.7) {46.9)
Total liabilities (1,012.1) (1,148.4)
Net assets 1,786.4 1,759.7
Equity
Share capital 29 212.8 212.8
Other components of equily 1,573.6 1,546.9
Equity attributable to owners of the Parent 1,786.4 1,759.7

These consolidoted finoncial stalements on pages 133 to 181 have been approved for issue by the Board of Directors on 22 February 2022 ond

- signed on its behalf by: : . \ ;

1

" DocuSigned by:
: Sl Jobangudr
FZDSOD@ZDZlDdS‘l.;. .
lan Hawksworth Situl Jobanputra
Chief Executive Chief Financial Officer
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Financial statements continued

for the year ended 31 December 2021

{

| Consolidatéd statement of changes in equityf

.

Capital Share-based .
| Share Share redemption Merger  poyment Other  Retained - Total
capital premium reserve  reserve' reserve reserves eamings equity
Note £m £m £m £m £m £m £m £m
Bolance at 1 Jonuory 2020 213.6 228.9 - 3676 60 (0.4) 1,661.8 24775
Loss for the year - - - - - - 702.7) (702.7)
Total comprehensive expense for
the year ended 31 December 2020 - - - - - - {(702.7) {702.7)
Transactions with owners '
Ordinary shares issued? ) 29 . 0.7 3.3 - - - - - 40
Shore buyback - 29 1.5) . - 1.5 - - N R K:) {11.8)
Dividends . 14 - - - - - - (8.5) 8.5)
‘ Redlisation of merger reserve' - - - {53.9) - - 53.9 -
Redlisalion of share-based payment reserve on .
issue of shores - - - - 0.9 - 0.8 (0.1
. Fair value of sharebased payment B - - - 1.3 - - 1.3
Total transaclions with owners {0.8) 3.3 1.5 (53.9) 0.4 - 34.4 (15.1)
Balance at 31 December 2020 2128 232.2 1.5 313.7 6.4 {0.4) 993.5 1,759.7
Profit for the year - - - - - - 29.3 29.3
Total comprehensive income for
the year ended 31 December 2021 - - - - - - 29.3 29.3
Transactions with owners
Ordinary shares issued” 29 - 0.3 - - - - - 0.3
" Dividends - ’ . 14 - - - - - - (4:3) (4.3)
Redlisation of merger reserve’ - - - (20.0) - - 20.0 -
Redlisation of sharebosed payment : ' )
reserve on issue of shares - - - - (0.2) - - (0.2)
Foir value of shorebased poyment - - - - 1.5 - - 1.5
’ Redlisation of cash flow hedge - - - - - 0.1 .- 0.1
Total transactions with owners - 0.3 - {20.0} 1.3 0.1 15.7 {2.6)
Balance at 31 December 2021 212.8 232.5 1.5 2937 7.7 {0.3) 11,0385 1,786.4

1. Represenls nomquolifyinig consideration received by thie Group following the share placing in May 2014 and previous share placements. The amounts token to the merger
reserve do not currently meet the criterio for quelifying consideration on Y
merger reserve relates to disposal of Southamplon Street properties during the year (2020: the Wellington block during the prior year) as these properties were originally
acquired using proceeds from the share plocement.

2. Share premium includes £0.3 million [2020: £3.3 million) of ordinary shares issued
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\

Statement ”of conéolidated cash ﬂoWs

for the year ended 31 December 202

2021 2020

Conlinuing operations . Note £m £m
Cash flows from opefating activities . .
Cash' generated/{ulilised) from operations 32 . 27.9 {32.3)
Interest paid : ' ' , (26.3) {22.7)
Interest received . ! ’ . 0.4 0.5
Tax paid ) . (1.5) 0.3)
Net cash inflow/ (outflow) from operating activities . ‘ : ! 0.5 {54.8)
Cash flows from investing activities
Purchase and development of property . 7.9 © {23.9)
Sale of property . . ’ 94.7 76.8
Sale of discontinued operation ) 13 152 194.1
Sale of subsidiaries' ) . - . - 0.2
Acquisition of listed equity invesiment . A ’ - ~ 1500.9}
Loan cdvances {from]/1o joint ventures 3 . ’ {1.0) 3.2
Net cash inflow/{outflow) from investing activities i ’ 101.0 (250.5)
Cash flows from financing activities
Share buyback : . . ] ) - {11.8)
Borrowings drawn : ] ) - 930.0
Borrowings repoid \ ) v . (140.6) (390.0)
Principal element of lease poyments .4 T ‘ 0.2) ) {0.9)
Repayment of derivalive financial instruments {3.4) {5.4)
- Cash dividends paid ' . 14 (4.0) (4.6)
Net cash (outflow]/inflow from financing activities - : . : (147.6) 517.3
Net [decrease)/increase in cash and cash equivalents ) ’ ) - . {46.1) 212.0
Unrestricted cash and cash equivolenis i 1 Jonvary - 365.1 153.1
. Unrestricted cash and cash equivalents at 31 December 22 319.0 ' 365.1

1. Sale of subsidiaries in the prior year included deferred consideration of-£0.2 millien relok.ing io the disposal of The. Brewery by EC&O Limited on 9 February 2012,

g

www.capitalandcountieé.com 137



DocuSign Envelope ID: B27B7AA1-BF 42-4B9C-B5C5-3F 72EB12C8E2

Notes to the accounts

Notes to the accounts

for the year ended 31 December 2021

1 Principal accounting policies .
General information ’ .
Capital & Counties Properties PLC (the “Company”) was incorporated and registered in England and Wales and domiciled in the United Kingdom on
3 Februory 2010 under the Companies Act 2006 as a public company limited by shares, registration number 7145051 The registered office of the
- Compoany is Regal House, 14 James Street, London, WC2E 8BU, United Kingdom. The principol activity of the Company is to act as the ultimate parent
company of Capital & Counties Properties PLC Group {the “Group”], whose principal activity is the investment, development ond monagement of property.

The Group's assets principolly comprise investment ond development property ot Covent Garden.

Basis of preparation .
The Group's consolidated financial statemenis are prepared in accordance with Intemational Financiol Reporting Standards [“IFRS*); and
in accordance with UK-adopted international accounting standards in conformity with the requirements of the Companies Act 2006.

The consolidated financial siatements have been prepared under the historical cost convention as modified for the revaluation of property,
derivative financial instruments and equity investments held ot fair value through profit or loss.

The Directors have taken advanlage of the exemption offered by section 408 of the Componies Act 2006 not lo present a separale income
statement or statement of comprehensive income for the Company. The financial statements of the Compony ore set out on pages 182-188.

The format of the Consolidated income statement has been changed fo improve the presentation of the financial stotements in accordance with

IAS 1 Presentation of Financicl Statements’ by presenting cost of sales in our expenses by function and to insert o line item for impairment losses
determined in accordance with IFRS @ Financial instruments’. The categories rental income, rental expense and the subtotal for net rental income
have been removed and calegories for cosl of sales and expecled credit losses have been inserted. The order of cost categories have ‘also been’
adjusted. As a result the 2020 compoarative information has been re-presented. Rental expenses of £58.0 million os disclosed in the 2020 Annual
Report & Accounts has been replaced by £44.0 million disclosed os cost of sales and £14.0 million as expected credit losses. There is no change
in ‘Operating profit’, ‘Profil before tox’ or ‘Profit ofter tox’ as a result of the chonge in presentation.

The sub heading net rental income, os o component of underlying earnings ond required for the Group's presenlchon of net rentol growth, remains
an imponant allemative performance measure for the Group. Therefore net renial income continues to be disclosed within note 3 “Underlying
earnings’ and the ‘Analysis of property portfolio’. The breakdown of revenue ond cost of sales has been included in notes 4 and 5 respectively.

In the current year, the Group has applied the below omendments to IFRS Standards and Interpretations issued by the Boord thal are effective for
annual periods that begin on or after 1 January 2021 Their adoption has not had gny material impact on the disclosures or on the amounts
reported in these financial statements.

Amendments to References to the Conceptual Framework in IFRS Standards:

~ IAS 39 ‘Financial Instruments: Recognition and Measurement’ {amendment) (Inferest Rate Benchmark Reform)
— IFRS 7 ‘Financial Instruments: Disclosures’ {amendment) {Interest Rate Benchmark -Reform)

— IFRS 9 ‘Financial Insiruments’ (emendment) (Interest Rate Benchmark Reform)

— IFRS 16 ‘leases’ {omendment) ([COVID-19 related Rent Concessions)

— Amendments fo IFRS {Annual improvements cycle 2015-2017)

At the date of approval of the consclidated financial statements the following stondards and interpretations which have not been applied in these financial
statements were in issue but not effective, and in some cases have not been adopted for use under UK-adopted intemotionol accounting standards:

— 1AS 1 ‘Presentation of Financial Statements’ {amendment] {Classification of Liabilities as Current and Non-Current)

— IFRS 3 ‘Business Combinations’ [amendment) (Reference to Conceplual Framework)

IAS 16 ‘Property, Plant and Equipment’ [amendment) (Proceeds before Intended Use)
~. |AS 37 "Provisions, Contingent Liobiliies and Conlingent Assets’ [Onerous contracts — Cost of fulfilling a contract]

— Amendments to IFRS {Annua! improvements cycle 2018-2020)
The Group has assessed the impact of these new standards and interprelations and does not anticipate any material impact on the financial statements.

A summoary of the Group's principal accounting policies, which have been applied con.sisfenily across the Group, is set out on the following pages.

g
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1 Principal accounting policies continued
Gomg concem

The Directors hove considered the oppropricteness of adopting the going concern boasis in preparing the consolidoted financial statements including an
ossessment of the impact of the pandemic on the business. The Group’s going concem assessmenl covers the period to 30 June 2023, being o period
of ot least 12 months from the date of authorisation of these consolidated financial statements (the “going concern period”).

Whilst the COVID-19 pandemic has brought about unprecedented challenges and distuption to our tenants and business, the effective voccination and
booster programme has brought a return towards more normalised levels of octivity with footfall and trade recovering throughout H2 2021. EPRA vacancy,
level remains low with negligible tenant failures and cash collections continue to improve. Market conditions and leasing transactions are supportive of ERV
growth. Nevertheless uncertainty remains with physical occupation of office space in central tondon currently not yet back 1o prepandenmic levels, the
outlook for intemational travel uncertain and operational issues including supply chain pressures and staff shérages impociing the retail, hospitality and
leisure sectors in poricular.

The Group's conservative base case assumes o'gradual recovery in business and consumer senfiment, based on the assumption that foottall and
sales will return to pre-pandemic levels by the end of 2023.

In determining the potential future downside impoct of COVID-19, the Group has also assessed a “severe but plousible” downside scenario which
caplures the possibility of a further round of UK Government restrictions in response to the pandemic resuliing in o deferioration in trading conditions over
the going concern pericd. Notwithstanding the: extended closure of non-essential retail and hospitality during the first half of 2021, the Group traded

. ohead of its base position and severe but plausible downside forecast [os measured by net rental income] for the yeor. In particulor the interest cover rafio
in relation to the Covent Garden debt for 2021 wos 225 per cent, comforiably chead of the covenant level of 120 per cent: Despite the backdrop of the
Omicron variant, operaling metrics including rent collection have continued to show improvement over the important Christmas trading period.

The Group hos adopled a severe but plausible downside scenario which includes the following key assumptions:

- A combination of rent concessions focusing pcmculcrly on the retail, F&B and leisure sectors, extended voids and fenant failures due to supply chain
pressures and stoff shortages, which have a consequent impact of o substantial reduction in forecast net rental income over the going concern period. The
rental concessions provided to tenants, notably rentree periods, create a divergence between cash collected and reported net rental income as renHree
periods are amortised over the lease term. These assumptions have also been factored into the expected credit loss assessment.

— Declines in reniaf values along with o widening of yields, result in further reduced asset values and @ significant reduction in renlal income. The Group has
o strong financiol position with net debl to gross assets of 24 per cent and access to cash and undrawn facililies of £652 million as of 31 December 2021.

~ The impact of climate change risk is expecled to be very limited within the going concern period. Interruplions to trode from severe weather
events are possible but would be consistent with the impac! considered in the severe but plausible downside scenario.

The Group has longterm relationships with its lenders, and the Directors believe that the Group's lenders will continue to view the Group as a welk
positioned customer throughout the going concern period. The Group's financial resources are expected to be sufficient to cover forecast property
operaling costs, administrative expenses, finance and other costs over the going concem period. The Covent Garden debt facilities have two
principal financial covenants, being a loan 1o value ratio of up to 60 per cent and interest cover of at least 120 per cent. Each of these is tesled as
at or in respect of the six months eriding 30 June and the 12 months ending 31 December.

As at the yeor end, the Covent Garden group had net debt of £254 million and a loan to value ratio of 15 per cent, which compares with a debt
covenant level of 60 per cent. The interest cover ratio in relation to the Covent Gorden debt for 2021 was 225 per cent, comfortably chead of the
covenant level of 120 per cent. The Covent Garden debt matures between 2024 and 2037, with the revolving credit facility currenlly undrawn.
No debi facililies are due to malure and no new financing is assumed during the going concern period.

The independenr property valuation could withstand over 70 per cent decline during the going concern period before a brecch of the loan to value
covenant, absent any miligating actions which the Group may take. During the going concern period there is projected to be sufficient headroom
against the interest cover covenant, including in the severe but plousible downside scenario. Mitigating actions, including those within the Graup's
control such as reducing certain discretionary expenses and finonce costs through repoyment of Covent Gorden debt, would provide further headroom.

Based on their analysis the Directors are solisfied that there is o reasonable expectation thot the Group will be able to meet its ongoing ond fuiure
commitments for ot least 12 months from the date of approval of the consolidated monuol slatements and have therefore resolved that the financiol
statlements be prepared on o going concern basis. . .

Basis of consolidation

These consolidated financial siatements include the consolidation of the following limited parinerships: Capital & Counties CGP, Capco CGP 2012
LP {up until dissolution on 30 June 2021), CG Investments 2016 LP {up until dissolution on 30 June 2021) and Innova Investment Group Holdings
LP. The members of these qualifying parinerships have taken advantage of exemptions available in Statutory Instrument 2008/ 569 and therefore
will not produce consolidaied accounts ot the parinership level or submit such annual reports accounts to Companies House.

The consolidated finonciol statements are prepared in British pounds sterling, which is also determined 1o be the functional currency of the Porent.
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Notes to the accounts continued

1 Principal éccounting policies continued
Subsidiaries

Subsidiories are fully consolidated from the date on which the Group has control, it is exposed, or has rights, to variable returns from its involvement with
an enlily and has the ability to offect those returns through its power over an entily. Subsidiaries cease to be consolidated from the date this contral is lost.

Norrcontrolling interests are recognised on the basis of their proportionate share in the recognised amounts of a subsidiary's identifiable net assets. On the
balance sheet noncontrolling interests are presented separately from the equity of the owners of the Parent. Profit or loss and tolal comprehensive income or
expense for the period afiributable to non-controlling interests are presented separately in the income statement and the statement of comprehensive income.

Critical accounting judgements and key sources of estimation and uncertainty

The preparalion of consolidated financial statements in accordonce with IFRS requires the Direclors to make judgements, estimales and ossumplions
that offect the reported amounts of assets, liabilities, equity, income and expenses from sources not readily apparent. Although these estimates and
assumptions are based on management’s best knowledge of the omount, historical experiences and other factors, actual results ultimately may
differ from those estimates. The estimates and underlying assumptions are reviewed on-an ongoing basis. Revisions to accounting estimates are
recognised in the period in which the estimote is revised if the revision affects only that period. '

The significant areas of estimation and uncertainly are:

Property valuation: The most significant area of estimation and uncertainty in the consolidated financial statements is in respect of the valuation of
the property portfolio, where external valuations are obtained.

The fair value of the Group's investment, development and trading properly at 31 December 2021 was determined by independent, appropriately
quolified external valuers CBRE for the Covent Garden estale and JLL for Lillie Square. The valuations conform to the Royal Institution of Chartered
Surveyors |“RICS”) Valuation Professional Standards.

As various inpuls used in the valuation calculations are based on assumptions, property, valuations are inherently subjective and subject

to o degree of uncertainty. The Group's external valuers have made a number of assumptions as outlined within note 16 ‘Property Portfolio” in
forming their opinion on the voluotion of the Group's investment and trading properties and although these assumptions are in accordonce with the
RICS Valuation Professional Standords; if any prove to be incorrect, it may mean that the volue of the Group's properties differs from their valuation
reported in the financial statements, which could have o material effect on the Group's financiol position. The key unobservable inputs used in the
valuation models and a sensitivity analysis for each are disclosed on page 160.

Impairment of trode receivables: COVID-19 has confinved to cause operational and financial challenges to the Group's tenonis ond as a result tenant default
risk remained heightened with rent collections impacted. In view of disruption fo business and consumer aclivily, bespoke support has been provided lo
customers on a casebycase basis, which includes rent deferrals, rentfree periods ond other arrangements reflecting the position of each customer.

Assumplions are involved in the calculation of the impairment provision, using the expected credit loss model within IFRS 9, in respect of rent
receivable balances ouistanding of the period end. The expected credit loss rates are based on forwardlooking: information as well os historical
evidence of collection with the Q2 2020 to Q4 2021 quarterly collection statistics providing twenty-one months of information as an indication of
the COVID-19 trading period. However, in the current market, with continued uncertainly, odditional information, including the draft Commercicl
Rents [Coronavirus) Bill, has been reviewed in calculating the expected credit loss. All tenants are allocated a risk roting, os determined by
management, ond provided a roting of maximum, high, medium and low risk. Maximum risk tenants.are predominately in the retail and F&B
sector. The clossification is developed by taking into consideration information on the tenant's credit rating, current financiol position, historical
irading performance, historical default rate and the current impact of COVID-19 on the operational performance of the business.

In assessing the provision the Group also identifies risk factors associated by secior [F&B, refail, office, leisure and residential) and the type of rent
receivable outstanding {rent arrears, service charge, insurance, other). In determining the provision on o tenant-by-tenant basis, the Group considers
recent payment history, deposits or guarantees held and future expectations of the tenant’s ability to pay or possible defoult in order to recognise on
expected credit loss allowance. Based on seclor and rent recelvoble type o provision is made in addition to full provision for maximum risk tenants
or known issues. '

The provision for expected credit loss against rent receivables is £10.9 million {2020: £12.4 million) and is included within the rent receivable
balance included in note 21 ‘Trade ond Cther Receivables’. The expecied credit loss recognised in the income statement reflects the rent
receivables impaired in the year for tenant failures or tenants who have vacated as well as the movement on the balance sheet provision. In the
current year the rent receivables impaired were offset by the movement in the balance sheet resulling in nil expected credit loss charge recognised
in the income statement {2020: £14.0 million).

Retail ond F&B represents approximately 74 per cent of the Group's portfolio and have been the sectors most impacted by COVID-19 and
government reslrictions, with these sectors making up over 80 per cenl of the renl receivable balance. Tenants classified as maximum risk have been
provided in full. The Group has effectively provided for 61 per cent of the net arrears. If the expected credit loss for high and medium risk tenants
waos increased by ten per cent the provision would.increase by £0.1 million {2020: £0.5 million) and it low risk tenants are included it would
increase by £0.3 million [2020: £0.7 million). If the expected credit loss was reduced by ten per cent the provision would decrease by £0.1
million {2020: £0.7 million) and if low risk tenanis are included would reduce by £0.2 million (2020: £0.9 million).

140 - Capco Annual Report & Accounts 2021



DocusSign Envelope ID: BZ7B7AA1-BF42~4890-8505-3F72EB1208E2\

1 Principal 5ccou'nting policies continued
Critical accounting judgements and key sources of estimation and uncertainty continued o

The key areos of accounting judgement are:

Property clossification: Judgement is required in the clossification of properly between investment and development, trading and
owner occupied. Management considers each properly separalely and reviews faclors including the longrterm intention for the property,
in determining if rading, and the level of ancillory income, in determining if owner occupied, to ensure the appropriate classificotion.

Other less significant judgements and sources of estimation and uncertainty relate to revenue recognition, REIT compliance, significant disposals,
scope of consolidation, assessing the degree of control or influence the Group exercises over invesiments, provisions, share-based payments and
conlingent liobilities. ) . . .

- Operating segments

Management has determined the operating segments with reference to reports on divisional financial performonce and position that are regularly
reviewed by the Executive Direclors, who ore deemed to be the chief operating decision makers.

Revenue recognition

Rental income is recognised as revenue op a straightline basis over the lease term.

Tenont lease incenlive payments, ond in ceriain instances surrender premium payments which are directly linked to new leases, are amortised on a
straightine basis over the leose terms os o reduction in net rentol income. Surrender premiums received for early terminotion of leoses are reflected
in nel rental income. :

A lease modification occurs when on existing lease is renegotiated. Lease:modifications are accounted for as a new lease from the effective date
of the modification, considering any prepaid or accrued lease poyments relating to the original lease os part of the lease poyments for the new
lease. On enlering info o lease modification any initial direct costs associated with the lease, including surrender premio previously poid, ore
derecognised through rentol expense in the year.

. Contingent rents, being those lease poyments that are not fixed at the inception of o lease, for exomple increases arising on rent reviews
and turnover rent, are recorded as income in the periods in which they are eamed.

Service charge income in the ordinary course of business is recorded os income over time in the year in which the services are provided.

Where revenue is obtained by the sale of property, it is recognised when the buyer obtains control of the property. This will normally take place
on legal completion.

Other income

Other income includes management fees charged to joint ventures for seivices associated with the monogement of properties and orher general
expenses as defined by management agreements. These fees are recognised over lime; using lime elapsed as the input melhod which measures
the benefit simultaneously received and consumed by the customer, over the period the services are provided.

Dividend income is included in other income in the income statement and recognised when the right to receive payment is established.

Foreign currencies
Tronsactions in currencies other than the Group’s functional currency are recorded ot the exchange rate prevailing ot the transoction date. Foreign
exchange gains and losses resulting from setilement of these transactions and from relranslation of monetary assels and ||ob|||tles denominated in

: foreign currencies are recognised in the income slatement. . Co

Income taxes

Current tox is the omount poyable on the taxable income for the year and any adjustment in.respect of prior yeors. It is calculoted using rates that
have been enacted or substantially enacled by the balonce sheet date. .

In accordance with IAS 12 'Income Toxes', deferred tax is provided for using the balance sheet liability method on temporary differences between
_the canying amounts of assets and liabilities for financial reporting purposes and the fox bases of those assets and liobililies. However, temporory
"differences are notrecognised to the extent that they arise from the initial recognition of goodwill or an asset or libility in @ ransaction that is not
o business combination and af the lime of the transaction, affects neither accounting nor taxable profit or loss; or are associated with investments in
subsidiaries, joint ventures and associates where the fiming of the reversal of the temporary difference can be controlled by the parent, venture or
investor, respectively, and il is proboble that the lemporary differences will not reverse in the foreseeable future.

Deferred tax is delermined using tox rates that have been enacled or substantively enacled by the balance sheel date and are expected to apply
when the related deferred tox asset is realised or the deferred tox liability is setiled. ‘

Deferred tox ossets are recognised only to the extent that. management believes it is probable that fuiure taxable profit will be available against
which the deferred lax assels can be recovered. Deferred lox ossels and liabilities are only offset when there is a legally enforceable right fo offset
current tax assets ond liabilities and when the deferred tox ossets and liabilities relate to income toxes levied by the some tax authority on either the
same toxoble group or different taxable entities where there is an intention 1o setile balances on a net bosis.
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Notes to the accounts continued

1 Principal accounting policies continued
Income taxes continued

Tox is included in the income siatement except when it relotes 6 items recognised in other comprehensive income or direclly in equity, in which
case the reloled fax is also recognised in other comprehensive income or directly in equily respectively.

Discontinued operation

A discontinued operation is a component of the Group's business that represents o separate mojor line of the business that has been disposed of
or is classified os held for sole. Discontinued operations ore presented seporotely from continuing operations in the income statement, statement
of comprehensive income and statement of cash flows.

Share-based payment

* , : .
The cost of granting share options and other share-based remuneration to employees and Directors is recognised through the income stalement
with reference to the fair value of the instrument at the date of grant.

The income statement is charged over the vesting period of the options with a corresponding increase in equity: An option pricing model is used
opplying assumptions around expected yields, forfeilure rates, exercise price and volotility.

Upon eventual exercise, o reserves transfer occurs with no further charge reflected in the income statement.

Own shares held in connection with employee share plans ond other share-based poyment arrangeménts are treated as treosury shares and
deducled from equity.

Invc_astment and development property .
Investment and development property is owned or leased by the Group and held for long-erm rental income ond capitol oppreciation.

The Group has chosen fo use the fair value model. Property and any related obligations are inifilly recognised when the significant risks and rewards aftached
lo the property have Iransferred lo the Group. Paymenis made in respect of the future acquisition of investment and development property are initially recognised
as prepayments until the recognition criteria outlined above have been met. Investment and development properly is recorded at cost and subsequenriy revolued
at the balance sheet date to fair value as determined by professionally qualified external valuers on the basis of market volue.

The fair volue of property is orrived ot by adjusting the market value as above for directly ofiributable tenant lease incentives and fixed head leoses.
Property held under leases is stated gross of the recognised lease liability.

The valuation is based upon assumplions as outlined within the property portfolio note. These assumpiions conform with the RICS Valuation
Professional Stondards. The cost of properties includes capitalised interest and other directly oftributable outgeings, with the exception of properties
and land where no developmenl is imminent in which case no interest is included. Interest is copnollsed {before tox relief) on the basis of the
weighted average cost of debt outstanding until the date of proactical completion. .

When the Group redevelops a property for continued future use, that propery is c|ossnhed as investment and development property during lhe :
redevelopment period and continues fo be measured ot foir value. .

Gains or losses arising from chonges in the fair value of investment and development property are recognised in the income statement in the
period in which they arise. Depreciation is not provided in respect of investment property including plant and equipment integral to such investment

" properly. Investment and development properties cease to be recognised as investment and development property when they have been disposed
of or when they cease to be held for the purpose of generoting: rental income or for capital appreciotion.

Disposals are recognised on completion. Gains or losses arising are recogmsed in the income statement. The gain on disposal is defermined
as the difference between the net sales proceeds and the carrying amount of the asset at the commencement of the accounting period plus capital
expenditure in the period.

A property ceases to be recognised as investment and development property and is transferred at its fair value to trading property when in the
Directors’ judgement, development commences with the intention of sole. Criteria considered in this ossessment include the Board's stated intention,
contractual commitments and physical, legal and financial viability.

When the use of a property changes from trading properly to investment and development property, the property is transferred at fair value with
any resuliing gain or loss recognised in the income stgtement.

Trading property
Trading property comprises those properlies that in the Directors’ view are not held for long-erm rental income or capital oppreciation and are
expected to be disposed of within one year of the balance sheet date or to be developed with the intention 1o sell.

Such property is consiructed, acquired, or if transferred from investment and development property, transferred at fair volue which is deemed to

represent cost. Subsequently trading property is carried al the lower of cost ond net realisable valie. Net realisable value is theestimated selling

price in the ordinary course of business, less the estimoted costs of completion and selling costs. This approximates market value as determined by
- professionally qualified external valuers of the balance sheet date. Details of the valuation methodology are set out in nole. 16 "Property Portfolio”.
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1 Principal accounting policies continued

Trading property continued

The amount of any write down of trading property to market value is recognised as an expense in the period the write down occurs. Should
@ voluation uplift occur in a subsequent period, the amount of any reversol shall be recognised as a reduction in the previous wrile down in
the pericd in which the uplift oceurs. This moy not exceed the propery’s cost.

The sale of trading property is recogmsed os revenue when the buyer obtains control of the property. Total costs mcurred in respect of trading
property ore recognised simultaneously as an expense.

Leases

The Group ossesses whether a conlract is or contains a lease, at inception of the contract.
Group as o lessee:

The Group recognises o right-ofuse asset and a lease liability of the lease commencement dote. The rightofuse asset is initially measured at cost,
which comprises the initial amount of the lease liobility adjusted for ony lease poymenis made at or before the commencement date, plus any initial
direct costs incurred and an estimate of costs to dismontle and remove the underlying asset or fo restore the underlying osset or the site on which it is
located, less any lease incenlives received.

The right-of-use asset is subsequenlly depreciated using the siraightline method from the commencement date to the end of the lease term, unless the

~  lease transfers ownership of the underlying asset to the Group by the end of the lease term or the cost of the rightofuse asset reflects that the Group
will exercise a purchase option. In that case the right-ofuse asset will be depreciated over the useful life of the underlying osset, which is determined
on the same basis as those of property, plant and equipment. In addition, the right-ofuse asset is periodically reduced by impairment |osses it any,
ond adjusted for certain remeasurements of the lease liability. .

The lease liability is initially measured of the present value of the lease payments that are not paid af the commencement date, discounted using the interest
rate implicit in the lease or, if that rate cannct be readily determined, the Group's incremental borrowing rate. Generally, the Group uses its incrementol
borrowing rate as the discount rate. The Group determines is incremental borrowing rote by obtaining interest rotes from various external financing sources
and makes certain adjustments to reflect the terms of the lease and type of the asset leased.

The leose liability is measured ot amortised cost using the effective inlerest method. It is remeasured when there is a change in fulure leose payments
arising from a change in an index or rate, if there is a change in the Group's estimate of the amount expected to be payable under o residual value
guarantee, if the Group changes its assessment of whether it will exercise o purchase, extension or termination option o if there is o revised in-
substance fixed lease payment. .

When the lease liobility is remeasured in this way, a corresponding odjustment is made to the carrying amount of the right-ofuse asset, or is
recorded in profit or loss if the carrying amount of the rightofuse asset has been reduced fo zero!

The Group presents rightofuse assels that do not meet the definition of investmeni property-in ‘Property, plant and equipment’ and lease liabilities
in ‘Borrowings' in the balance sheet.

- Shortterm leases ond leases of low-value assets:

The Group hos elected not to recognise rightofuse assets and lease liabiliies for leases of lowwvalue ossets ond short4erm leases, mcludmg ir equipmen.
The Group recognises the lease paymenls associaled with these leases as an expense on a shaightline bosis over the lease term.

Group as o lessor:

As a lessor the Group classifies its leases os either operaling or finance leases. A lease is classified os a finance lease if it ronsfers substantiolly
all the risk and rewards incidental to ownership of the underlying asset, and clossified as.an operating lease if it does not.

As lessor, the Group accounts for a modification to an operoting lease os o new lease from the effective dote of the modification, considering
any prepaid or accrued lease payments relating lo the original lease as part of the lease payments for the new lease.

Property, ptant and equnpment

Property consists of leased properties. At the commencement date of a lease, a rightofuse asset and a lease liability are recognised.

Initial recogpition of the asset and liability is measured af the present value of the lease poyments, discounted at the average incremental borrowings
rate opplicable at the date of recognition. Depreciation is chorged against the asset to the income stotemenl on a straightline basis over an asset’s
eslimated useful life. i -

Plont and equipment consist of fixiures, fillings and other office equipment. Plant and equipment are staled af cost less accumuloted depreciation
ond ony accumuloted impairment losses. Cost includes the original purchase price of the asset plus any oftributable cost in bringing the asset to its
working condition for its intended use. Depreciation is charged to the income stotement on a straightine basis over an asset's estimated useful life,
using the straightline basis. Currently, the maximum life of the Group's plant and equipment is 10 years. The residual value and useful life of on
osset is reviewed ol each financial year end.
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Notes to the accounts continued

1 Principal accounting policies continued

Investment in Group companies

" lnvestment in Group companies, which eliminates on consolldotlon is stoted in the Company's separate financial statements ot cost less impairment
losses, if any. Imponrmenl losses are determined with reference to the investmenl's fair value less estimated selling costs. Fair value is derived from
the subsidiaries’, and their subsidiaries’, net assets at the balance sheet date. On disposal, the difference between the net disposal proceeds and
its carrying amount is included in the income statement.

Investment in joint ventures

Joint venlures are those enlilies over whose activilies the Group has joint control established by contraciucl cgreement Investments in joint ventures
~ are accounted for using the equity method. On initial recognition the invesiment is recognised at cos!, and the corrying amount is subsequently

increased or decreased 1o recognise the Group's share of the profit or loss of the joint venture ofter the date of acquisition. Goodwil, if any,

on ocquisition is included in the carrying amount of the investment.

The Group’s invesiment in joint ventures is presented separately on the balance sheet and the Group's sharé of the joint venture's postiox profit
or loss for the pericd is also presented seporately in the income stalement.

Where there is an indication thot the Group's invesiment in joint ventures may be impaired the Group evaluates the recoverable amount of its
invesiment, being the higher of the joint venture's fair value less costs to sell and value in use. If the recoverable omount is lower thon the carrying
value on impairment loss is recognised in the income siatement.

If the Group's share of losses in a joint venlure equals or exceeds its investment in the joint venture, the Group does not recognise further losses,
unless it hos legol or consiructive obligations to make payments on behalf of the joint venture. ‘

Investments and other financial assets

On initial recognition, a financial asset is classified as measured ot amortised cost, foir value through other comprehensive income, or fair value
through profit or loss. :

Financial assets are not reclassified subsequent o their inilial recognition unless the Group' changes its business model for managing financiol assets,
in which case all affected financial assets ore reclassified on the first day of the first reporting period following the change in the business model.

For assets measured at fair value through profit or loss, gains and losses will be recorded in profit or loss.

Purchases ond sales of financial assets are recognised on trade date, being the date on which the Group commits to purchase or sell the asset.
Financiol assels are derecognised when Ihe.rights to receive cash flows from the financicl assels have expired or have been Iransferred and the
Group has transferred substantially all the risks and rewards of ownership. '

Al initial recognition, the Group measures a financial asset at its fair value plus, in the case of o financiol asset not at fair value through profit or
loss, Iransaction costs that are directly offributable to the acquisition of the financial asset. Transaction costs of financial assets corried at foir value
through profit or |oss ore expensed in profit or loss.

Financiol assets af tour value through profit or loss comprise listed equity mveslmenls and include the Group's invesiment in Shaftesbury PLC. The Group
subsequenlfy measures all equily investments a fair volue. Changes in the fair volue of financial assets ot fair value through profit or loss are recognised
in other gains or losses in the statement of profit or loss as applicable. The Group has elected to measure its investment in Shoftesbury PLC ot fair value
through profit or loss, in accordance with IFRS 9. The Group does not have board representation on the Shaftesbury board, nor hos there been an

- exchange of monagerial personnel. The Group hos not provided any guaraniees of indebledness, nor extended any credit lo the company and
does not exercise significant influence over the company. Accordingly the Group accounts for the investment ot fair violue through profit or loss.

Derivative financial instruments .

The Group uses non-traded derivative financial insiruments to mcnoge exposure to inlerest rote risk. They are initially recognised on the rade dote
at fair value and subsequently remeasured af fair value based on market price. The method of recognising the resulling gain or loss depends on
whether the derivative is designated as a hedging instrument, and if so, the nature of the item being hedged. Instruments that have not been
designated as qualifying for hedge accounting ore clossified"os fair value through profit and loss. Changes in fair volue of these instrumenls are
recognised direclly in the income stalement.

The Group designales certain denvolwes as hedges of @ highly probable forecast Ironsochon {cash flow hedgel. For hedging instruments, the Group
documents at the inception of the ransaction the relationship between hedging instruments and hedged items, as well as s risk management objectives
and strategy for undertaking hedging transactions. The Group also documents its assessment, both at hedge inception and on on ongoing bosns of
whether the derivatives that are used in hedging transactions are highly effeclive in offseting changes in cash flows of hedged ilems.

The effective portion of changes in the fair value of derivatives that are designated and qualify as cosh flow hedges is recognised in other
comprehensive income. The gain or loss relating 1o the ineffective portion is recognised immediately in the income statement. Amounts accumulated
in equity are reclossified to profit or loss in the periods when the hedged item affects profit or loss.

When a hedging instrument expires or is sold, or when o hedge no longer meets the criteria for hedge accounting, any cumulative gain or loss
existing in equity of that time remains in equity and is recognised when the forecast transaction is ullimotely recognised in the income statement.
When a forecast transaction is no longer expected to occur, the cumulative gain or loss that was reported in equily is-immediately transferred
to the income statement. ;
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1 Principal accounting policies continued
Trade and other receivables

Trade ond other receivables ore initiclly recognised ot foir value and subsequently meosured at amortised cost. The melhodology for assessment
of impairment is defined in ihe following porogroph

Impalnnent of financial assets

The Group applies the IFRS 9 ‘Financial Instruments’ expected credit loss model in order to calculate a lifetime expected loss allowance for oll
financial assets. To measure the expected credit losses, receivables are reviewed on an individual contract bosis. The expected loss rotes are based
on forward-ooking information as well as historical evidence of collection. In the current environment the historical loss rates are adjusted to reflect
current and future information such as estimated future cash flows or by using fair value where this is available through observoble market prices

and review of macroeconomic factors which may affect the counterparty’s ability to setile the receivables.

For rent receivables, oll tenanis ore allocated a risk rating, as defermined by management, and provided a rating of moximum, high, medium and
low risk. Maximum risk tenants, which account for 20 per cent of the commercial portfolio, are predominantly in the relail and F&B sector. The
classification is developed by taking into consideration information on the lenant's credit roling, current financial position, historical trading
performance, historical default rate ond the current impact of COVID-19 on the operational pedformance of the business. In assessing the provision
the Group identifies risk factors associated by sector {food and beverage, retail, office, leisure and residential) ond the type of rent receivable
outstanding {rent arrears, service charge, insurance, other). In determining the provision on a tenont by tenant basis, the Group considers both recent
payment history and future expectations of the tenant's ability fo pay or possible default in order to recognise an expected credit loss allowance.
Based on sector and rent receivable type a provision is provided in addition to a full provision for maximum risk tenants or known issues.

If, in o subsequent period, the amount of the impairment loss decreases and the decrease can be related obijectively lo an event occurring after the
original impairment was recognised, the impairment reversal is recognised in the income slolement on o bosis consistent with the original chcrge

Tenant leose incentives are impaired based on an ossessment of tenant offordoblhty and fully impaired for all maximum risk tenants.

Cash and cash equivalents

Cosh ond cosh equivolents are recognised o fair value. Cash and cash equivalents comprise cash on hand, deposits with banks and other short-
term highly liquid invesiments with original maturities of three months or less.

Trade and other payables

Trade payables ore obligations for goods or services acquired in the ordmory course of business. Trade and other payables are recognlsed af fair
volue and subsequently measured of amortised cost until sefiled.

Deposits

Property deposits and on account recelpts ore held within trade and other payables. ,

Provisions

Provisions are recognised when the Group has a current obligation arising from o past event and it is probable that the Group will be required to settle
the obligation. Provisions are measured at the Direclors’ best estimate of the expenditure required to selile the obligation at the balance sheet date.

Borrowings

Borrowings mainly comprise bank loans (revolvmg credit facility and secured loan), loan noles {US Private Placements) ond compound financiol
instruments {exchangeable bonds).

Bank loans and loan notes are ordinarily recognised initiclly ot their net proceeds as an approximation of fair value. I the transaction price is not
an approximation of fair value at initial recognition, the Group defermines the fair value os evidenced by a quoted price in.an aclive market for an
identicol instrument or based on a valuation fechnique that uses data from observable markets. Bank loans and loan noles are subsequently carried

" ot omortised cost. Any transaction costs, premiums or discounts are capitalised and recognised over the contractual life of the loan using the
effective interest rate method, or on o straightline basis where it is impractical to do so.

In the event of early repayment, transaction costs, premia or discounts paid or unamortised costs are recognised immediately in the income statement.

Compound financial instruments issued by the Group comprise exchangeable bonds that are convertible into shares of another entity. The
exchangeable bonds are bifurcated into a liability and embedded derivative option component on initial recognition. The carrying value of the
liability ot initial recogpnition is the difference between the fair volue of the entire insirument os o whole and the embedded derivative's fair value.

Any directly aftributable transaction costs are allocated to each component in proportion to their initial carrying amounts. The issue costs opportioned
to the embedded derivative are recognised immediately in the income statement.

Subsequent Io inilial recognilion the liability component of a compound financial instrument is measured at omortised cost using the effeclive interest
method. Any transaction costs opportioned to the liability ore included in the carrying amount ond recognised over the contractual life of the liability
using the effective interest rate melhod

Interest reloted to the financial hobillty is recognised in profit or loss. The embedded derivative is measured ot fair volue with the fair value
adjustment accounted for directly through profit or loss.

www.capitalandcounties.com 145



DocusSi

gn Envelope ID: B27B7AA1-BF 42-4B9C-B5C5-3F72EB12C8E2

Notes to the accounts continued

. 1 PrlnCIpal accountlng policies continued

¢

Pensions ;
The costs of the defined contribution scheme and the Group's personal pension plans are charged ogomsr profits o losses in the year in which they fall due.

Contmgent liabilities and capital commitments

Contingent liabilties are disclosed where there are present or possible obligations orising from past events, but the economic impact is uncertain
in timing, occurrence or amount. A description of the nature and, where possible, an estimate of the finoncial effect of contingent liabilities

.are disclosed.

Capital commitmenis are disclosed when the Group hos o contractual future obligation which has not been provided for at the balance sheet date.
Amounts are only provided for where such obligations are“onerous. .

°

Share capital

Ordinary shares are classified as equity. Incremental cosis direclly atiributable to the issue of ordinary shares are recognlsed as a deduciion from
equily, nel of any fox effects.

2 Segmental reporting

Management has determined the operaling segments based on reports reviewed by the Executive Directors, who are deemed to be the chief
operating decision mokers. The principol performonce measures hove been |dem|hed as net rental income, underlying earnings per share ond
net assel volue. .

For monagement and reporting purposes the Group is organised into the following divisions: .
- .Covent Garden,; '

- Other, which comprises the Shoftesbury PLC {“Shattesbury”) investment, Innova, The Great Copital Portnership and olher head office companies
“and investments;

— lillie Squore which represents the Group's inferests in Lillie Square and-a number of smaller properties in the adjacent areo.

Management information is reporied to the chief operating decision makers on a Group share basis. Outlined below is the Group share
by segment:

 Segment ' L ‘ Group share
Covent Garden . . S 100%
Other ) ' ’ ' ’ ’
Other, including the investment in Shatiesbury ‘ . : . 100%
tnnovo . ' - . 50%
GCP : ’ ) ' 50%
Lillie Squc;re .
lillie Square joint venture . . : : 50%
lilie Square Holding Grqup; ‘ ‘o ] . 100%

'

Segmental reporling hos been presented in line with manogement information and therefore consolldohon odjustmenis are presented ic reconcnle
segmental performance and position to the IFRS tofal.

The Group's operating segments derive their revenue primarily from rental income from lessees. Unallocated expenses consist primarily of costs
incurred centrally which are neither directly nor meaningfully atiributable o individual segments.
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2 Segmental repbrting continued
_Reportable segments

2021 ,

Covent . Lillie Group Consolidation IFRS

Garden Other Square total  adjustments total
Continving operations £m £m £m £m £m £m
Rental income 68.0 - 2.0 70.0 (2.0 68.0
Proceeds from sale of trading property - - 24.7 - 24.7 (24.7) -
Revenue 68.0 - 26.7 94.7 {26.7) 68.0

Rent receivable 62.7 - 0.2 62.9 (0.2) 62.7
Senvice charge income 5.3 - 1.8 7. 1.8) 5.3
Rental income 68.0 - 20 70.0 (2.0 68.0
Property ond service charge expenses {15.9) - {1.8) 7.7 1.8 (15.9)
Underlying net rental income/(expense) 52.7 - 0.2 '52.3 {0.2) 52.1
Llease modification and impairment of tenant lease incentives (5.9} - - (5.9) - (5.9)
Net rental income/{expense) 46.2 - 0.2 46.4 {0.2) 46.2
Other income - 27 - S 27 0.3 3.0
Profit on sale of irading property - - 5.6 5.6 {5.6) -
Wite down of trading property - - (12.0) (12.0) 12.0 - -
. Loss on revaluation and sale of invesiment and | .

developmeni property } (15.7) - (0.1) (15.8) - (15.8)
Change in value of invesimenls and other. reéeivobles - " (56.1) [0.5) {56.6) 68.2 11.6
Fair value gain on financiol assets o fair valve
through profit or loss - 4.6 - 44.6 - 44.6
Segment proflt/ {loss) 30.5 (8.8) 16.8) 14.9 74.7 89.6
Unallocated cosls: . .
Adminisiration expenses (22.7) {0.1) (22.8)°
Operating [loss)/profit , {7.8) 74.6 66.8
Net finance costs y (31.4) 0.2 (31.2)
Nel other finance costs (1.1} 7.4 6.3
Change in fair value of derivative financial instruments {11.9) - 11.9)
{Loss)/profit before tax (52.2) 82.2 30.0
Toxation {0.7) - {0.7)
(Loss)/profit for the year (52.9) 82.2 293
{Loss)/profit attributable to: -
Owners of the Parent . (52.9} 82.2 29.3
Summary balance sheet
Tolal segmenl assels! 2,053.1 . 6150 l2i.l 2,789:2 9.6} 2,779.6
Total segment licbilities* (585.6) (426.5) 2.4) (1,014.5) ° 24 (1,012.1)
Segmentnl nel nssels 1,447 5 188 5 1187 17747 72 1,787 §
Unallocated ossels? 18.9 " - 18.9
Net assets 1,793.6 7.2) 1,786.4
Other segment items:’ ;
Dépreciglion - N {0.2) - - 0.2) - 0.2)
Capilal expenditure "16.8) - (2.2) (9.0) - 22 16.8)

1. Total segmental assets and total segmental liabilities exclude loans between and investments in Group undertakings.
2. Represents Group cosh held autside of the Covent Garden group. The Group operates a cential reasury function which manages.and mionitors the Group's hnuncc income

ond costs and o portion of the Group's cash batances.
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2 Segmental reporting continued
Reportable segments
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2020
Covent s Lillie Group Consolidation IFRS

' Garden Other . Square totol  adjustments tofal
Continuing operations £m £m -’ £m £m © £m £m
Rental income 739 . - 1.9 75.8 (1.9) 73.9
Proceeds from sale of Irading property - - 649 649, [64.9) -
Revenue 739 - 66.8 140.7 (66.8) 73.9
Rent receivoble 68.8 - 0.2 69.0 (0.2) 68.8
Service chorge income 5.1 - 1.7 6.8 (1.7) 5.1
Renlal income 73.9 - 1.9 75.8 (1.9) 73.9
Property and service charge expenses {15.8) (0.4) (2.0) (18.2) 2.0 (16.2)
Expected credit losses {14.0) - - (14.0) - (IA.Oi
Underlying net rental income/(expense) 44.1 {0.4) (0.1) 43.6 0.1 43.7
Lease modification and impairment of tenant lease incentives " (27.8) - - (27.8) - (27.8)
Net rental income/ [expense) 16.3 {0.4) 0.1} 15.8 0.1 159
Other costs - {0.5) - (0.5) {0.5) (1.0
Profit on sale of irading property - - 8.9 8.9 {8.9) -
Write down of Irading property - - (1.4) - (1.4) 1.4 -
Loss on revaluation and sole of invesiment and development-property 692.6) - 0.7) (693.3) 0.2 {693.1)
Change in value of invesimenis and other receivables . - - - (28.2) {28.2)
Fair value gain on finonciol ossets at foir value through profit or loss - 50.9 - - 50.9 - 509
Segment (loss)/profit 676.3) 50.0 6.7 619.6) {35.9) [655.5)
Unallocated costs:
Administration expenses (31.5) 0.5 (31.0)
Operating loss (651.1) (35.4) - (686.5)
Net finonce costs {23.8) 0.2 23.6)
Net other finance costs . 86 - 11.3 19.9
Change in toir value of derivalive financial instruments (14.5}) - {14.5)
Loss before tax (680.8) {23.9) (704.7)
Taxation 1 .O‘_> - 1.0
Loss for the year from continuing operations {679.8) {23.9) (703.7)
Discontinued operation” ’
Profit for the year from discontinued operation 1.0 - 1.0
Loss for the year {678.8) (23.9) {702.7)
Loss attributable to:

_ Owners of the Parent 678.8) {23.9) (702.7)
Summary balance sheet ' '

. Total segment assets' 2,209.6 586.7 137.1 2,933.4 (46.8) 2,886.6
Total segment liabilities' {740.5) {408.3) (12.9) (1,161.7) 13.4 (11 48.3)A
Segmental net assels 1,469.1 178.4 124.2 1,771.7 (33.4) 1,738.3
Unallocoted assets? . 21.4 - 21.4
Net assets 1,793.1 (33.4) 1,759.7
Other segment items: -

Depreciation ‘ (0.3} (1.2) - {1.5) ° - (1.5)
Capital expenditure (19.1) - (8.1) (27.2) 7.0 (20.2)

I.. Tolal segmenlol assels and lolal segmenial liabililies exclude loans between ond invesiments in Group undertokings.

2. Represents Group cosh held ouiside of the Covent Garden group. The Group operales o central reosury function which monages and monitors the Group's finance income

ond costs and a portion cf the Group's cash balonces.
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3 Underlying earnings

The Group has applied the European Securities and Markels Authority {"tSMA”) guidelines on altemative performance méasures {"APMs”] in these
annual results. An APM is o financiol measure of historical or future finoncial performance, position or cash flow of the Group which is not o
measure defined or specified in IFRS.

' ' " .
One of the key peiformance measures the Group uses is underlying earnings. The Group considers the presentation of underlying eamings lo be useful
supplementary information s it removes unrealised gains and certain other items and therefore represents the recurring, underlying performance of the business.
ltems that are excluded are net valuation gains/losses fincluding profits/losses on disposals), fair value changes, impairment chorges, net refinancing charges,
costs of termination of derivative financial instruments and other nonecurring costs and income. Net rental income as a component of underlying eamings
remains and lmpononr cltemonve performance measure of the Group.

Due to the |mpoct of COVIDIQ the colculation of underlying earnings was reviewed in the prior year cnd it wos determined to remove the
impairment of tenant incentives and lease modification. expenses recorded in rental expenses from underlying eamings.

Lease modification expenses of £2.6 million {2020: £16.7 million) comprise directly atiribuiable lease costs previously held on balance sheet and

amortised in accordance with IFRS 16. These noncash costs have been incurred os a result of the Group providing rental support fo its tenants during the

. COVID-19 pandemic and have been wiitten off in accordance with the Group's accounting policy. £3.3 million (2020: £11.1 million).of costs relating
fo the tenant lease incentives in respect of tenants who' have entered administration or experienced significant disruptions to cash flows during the pandemic
have been writien off. Given the scole of the rental support provided to tenants in the current and prior year as a result of the COVID-19 pandemic, these
non-ash lease modification expenses and impairment of incentives hove been material and at levels not experienced in the-post nor expected to be
incurred once lenant support measures required as a result of COVID-19 conclude. Accordingly they have been excluded from undedying profit on
that bosis, as disclosed in the Group’s APM policy. Details of all APMs used by the Group are set out in the APM section on page 189.

Internally, the Boord focuses on and reviews information and reports prepared on o Group share basis, which mc|udes the Group’s shore of joint
ventures: Underlying eommgs is reported on @ Group share basis.
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Notes to the accounts covntinued

3 Underlying ‘earnings continued

The calculation of underlying earnings per share, reconciled to the IFRS profit/{loss) for the year, is!set out below!

2021 2020
Continuing operations Note £m £m
Rental income 70.0 75.8
Property and seivice charge expenses 17.7) {18.2)
Expectea credit losses N - 114.0)
.Underlying net rental income 52.3 43.6
Other income/{cosls) 2.7 [0.5)
Underlying odminisiration costs {19.9) {25.0)
Underlying operating profit 35.1 - 181
Finance cosls {31.8) 124.3)
Finance income 0.4 0.5
Underlying net finance costs (31.4) (23.8)
Underlying profit/{loss) before tax 37 - (5.7)
Taxation 04 (0.5)
Underlying earnings/{loss) 4.1 6.2) -
" Underlying earnings/{loss) per share (pence) 0.5 (0.7)
Weighted average number of shares in issue 15 851.3m 852.2m
Underlying earnings/(loss) 4.1 - {6.2)
Adjustment lo reconcile to IFRS: :
Lease modificafion expenses 5 {2.6) (16.7)
Impairment of tenant lease incentives 5 (3.3) {11.1)
Loss on revoluation and sale of invesiment and development property 8 (15.8) A (693.1)
Change in value of invesiments and other receivables Q 11.6 ‘ {28.2)
Non-underlying administrotion expenses 7 ' (2.5) (6.5)
Oither finance income 10 8.1 20.5
Other finance costs 11 {1.8) {0.6)
Change in fair value of derivative financial instruments 20 (11.9) (14.5)
Fair value gain on financial assets o fair value through profit o loss 19 44.6 50.9
Toxation ’ ‘ iR) 1.5
Other ) 0.2 0.3
Profit/{loss} for the year from continuing operations 29.3
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4 Revenue.

2021 2020
Continuing operations £m . £m
Rental income 62.7 68.8
Service chorge income 53 5.1
Revenue 68.0 73.9
All revenue has been generated from operations within the United Kingdom. E

' 5 Cost of sales

2021 2020
Continuing operations £m T Em
Property expenses' N 10.6 1.1
Service chorge expenses’ 53 5.1
Total property outgoings - 15.9 16.2
Lease modification expenses? 2.6 16.7
Impairment of tenant leose incentives? 33 BRI
Cost of sales 21.8 -+ 440

I. Included in property expenses for the current year is £0.5 million {2020: £ 1.2 million) of COVID-19 reloted security, cleoning and equipmeni cosls.
2. Due to the impact of COVID-19, lease modification expenses and impairment of tenont lease incentives hove been éxcluded from undevlymg earnings. See note 3 'Underlying

eamings' for further detoils.

6 Other income/(costs)

2021 2020
Continving operations £m £m
Dividend income’ 23 ’ -
Manogement fee income/{cosls}? 0.7 (1.0}
Other income/|costs) 3.0 (1.0) .

1. Dividend income eamed from the Group's investment in Shafiesbury PLC.

2. Management fees charged to joint ventures for services associated with the management of properties ond other generoi expenses as defined by monogemem agreements.

The 2020 fee included a credit in respect of prior periods.

7 Administra‘tion expenses

Included within administrafion expenses in the income stotement are:

"2021 © 2020

Continuing operations £m © €m
- Depreciation 0.2 s
Other administration expenses 198 - 23.0
Non-underlying administration expenses! 28 6.5
Total administration expenses 22.8 31.0

. Nonunderlying administrotion expenses totalled £2.8 million (2020: £6.5 million] which included £ 1.8 million leose assignment costs in respect of the office building

previously occupied by the Group and £ 1.0 million of legal and other costs incurred in respect of group restructurings and transactions. The prior year costs relote to
 ransactionelated cosls incurred, primarily in respect of the acquisition of the shareholding in Shoftesbury PLC. These costs have been clossified as nonunderlylng as they do

not represent the recurring, underying perfformance of the Group.

(a) Employee costs

2021 2020

Continuing operations £m £m

Wages and salaries 9.3 9.7

Sociol security costs! 1.1 1.5

Other pension costs 0.8 0.5

, Share-based poymenl~ 16 1.0
Total employee costs 12.8 .27

1. Incdluded in social security cosls is a credit of £0.3 million for nafional insurance on shcre options (2020: credit of £0.3 millicn). The credii for both years is due to changes in

vesting and forfeiture assumptions.
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Notes to the accounts continued.

7 Administrqtion expenses continued
{b) Employee numbers

Average monthly number of people ({including Execufive Directors) employed ~ 2021 2020
_ Total average headcount ] - : 69 70

e deo IS orir d VdUOI Directors’ remuneration ar d ensIor bene S as sel ou t e Ob es CO omed n } e Directors’ Remuneration Report or
p P
pages 06 [e] 20 lO pPo to ese Conso dO e<:| nanctal sigiemenis.

Sharebased payment charges are calculated based on the expecied fair volue of share awards as calculoted using the Black-Scholes option pricing model.
The Group recharges corpo;ole head office costs based primarily on asset value to ils operalions.

(c) Auditors’ remuneration

) 2021 2020
Continuing operations . . £m £m
Remuneration fo the principal auditors in respect of oudit fees: .
Parent Company and Group consolidated financial statements . 0.3 i 0.4
Audit of the financial statements of the Company's subsidiaries o T A 0.1 0.1
Fees related to the audit of the Company and its subsidiaries C 0.4 0.5
Audit reloted assurance services including interim review ’ : : . 0.1 0.1
Total fees for audit and audit related services B T 0.5 0.6

The Group's auditors, PricewaterhouseCoopers LLP, are engaged on assignments additional to their audit engagement duties where their experise
ond experience of the Group are important. 2021 non-oudit fees, including the interim review, represented 18.0 per cent of the total fee (2020:
13.0 per cent). Further details on the"Audit Committee’s non-audit services policy can be found on pages 103.

8 Loss on revaluation and sale of investment and development property

2021 2020

Continuing operations . £m £m

Loss on revaluation of investment and development property 9.9 692.2

Loss on sale of invesiment ond development property 4 59 0.9

Loss on revaluation and sale of investment and development property 15.8 693.1
9 Change in value of investments and other receivables '

) 2021 2020

Continuing operations ‘ £m £m

(Wme—bock}/ impairment of investments and other recelvobles ’ . 67.7) - 282

Waiver of joint venture loan 56.1 -

" Change in value of investments and other receivables ’ ’ (11.6) 28.2 -

The change in value of investments and other receivables relates to amounts receivable from the Lillie Square joint venture. The investment and other
receivables in Lillie Square consist of the equity investment, interest bearing loons which previously consisted of unsecured Deep Discounted Bonds (‘DDBs")
issued by the_joint venture and a working capital facility. As of the balance sheet date, net of impairments, the Group held the investment at nil {2020: nil,
the inlerest bearing loan ot £82.9 million {2020: DDBs af £85.0 million) ond the working copital facility at £22.8 million {2020: nil). On a Group share
basis, which includes the Group's share of joint ventures as this represents the economic value to the Company's shareholders, the loans to the joint
venture, and any impairments and write-backs thereon, are eliminated.

The DDBs, with o nominal value of £276.1 miflion, were issued by ihe joint venture to the Group and KFI in August 2012, and were due to mature °
in August 2021. Ahead of the DDBs maturing in August 2021, the Group and KFi waived a portion of the DDBs and reduced the nominal '
redemption value 1o £163.0 million (Capco share $81 5 million) which resulted in the crysiallisation of a debt waiver loss of £56.1 million
recognised in the current year. The nominal value of the bonds including interest up to the redemption dote of 31 July 2021, had previously been
impaired by £64. Q million {£5.4 million in the current yeor and £25.1 million in 2020).

Following the reduction in nominal value of the DDBs, the Group and KFI each provided an inferest bearing loan of £81.5 million, bearing interest
at 4.25 per cent, 1o the joint venture which were used to repay the DDBs at their revised nominal value. The effeclive interest rate wos previously

12 per cent and this interest rate, together with the higher level of debt, hod resulted in significant impairments, when ossessing the future discounted
coshflows of the joint venture, being recorded by the Group in prior periods. The reassessment using the loon now in place hos resulted in o write
back of £50.3 million of the previously impaired balance held as at 31 July 2021 Details of he interes! bearing loans are set out in note 21
‘Trade and other receivables’.
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9 Change in value of investments and other receivables continued

A working copital facility of £45.5 million {2020: £44.2 million) has been advanced to LYV by the Group. Cumulative impairments of £22.7
million {2020: £44.2 million) have been booked against the facility. During the year o write back of £22.8 million {2020: write off £3.1 million)
was recorded. The net receivable of £22.8 million {2020: nil}, is included within Trade and ‘other receivables at the balance sheet date.

The LS}V is in a riet liability position and incurred losses during the current year. As the Group's investment in the Lillie Square joint venlure has been
previously fully impaired and the Group's carrying value of the invesiment in Lillie Square remains nil, these losses have been taken into account
within the impairment analysis of other recenvobles due from the joint venture.

As required by IFRS 9 ‘Financia! Instruments’, an impairment assessment was performed comparing the canying amount of the inferest bearing loans and
working capital facilily, 1o the present value of the estimated future cash flows from the joint veniure. The future cash flows of the Lillie Square joint venture have
‘ been enhanced during the year due to the impact of the debt waiver, the DDB redempiion and interest bearing loan carrying lower future interest costs.

The key assumptions made in the impairment assessment were the cash flows to be generated over the project life and the fiming thereof. In terms of
IFRS 9 requirements the Group applied a.discount rate of 4.25 per cent [being the effective interest rate on the loan to the joint venture) lo the cash
flows which are in line with the strategic plon of the joint venture..As o result, the Group concluded that the recoverable amounts were greater than
the carrying amounts of the interest beonng loan and working capital facility and wrole back £22.8 million of the previous impairments held against

N the working capilal focﬂlty

A sensitivity analysis was performed to consider the impact of reosonobly possible chonges to the Group's assumptions. By way of illustration, a
delay to the timing of the cash flows as a result of the impact of Brexit on supply chain, currency fluctuctions, inflationary pressures, impact of
COVID-19 and other market conditions by on additional twelve months would hove resulted in a write back of £19.2 million. Alternatively, o
reduction to et cash flows of five per cent would have resulted in a write back of £13.8 million.

10 Finance income

Continuing operations ’ : 20ng| : 2052
Finance income: . . .

On deposits and other . ' 0.5 0.5
Finance income ’ ; . 0.5 0.5
Other finance income:

On deep discount bonds' ’ 6.6 11.3
On loon lo joint venture' ) ) ' ) 14 -
On deferred consideration? - . 0.1 9.2
Other finance income ' . ' 8.1 20.5

. The Group eamed interest on the deep discount bonds issued by the Lillie Squore joint venture up to their redemption on 31 July 2021. The Group and KFl each provided on inferest
, bearing loan to the joint venture thai was used to redeem the DDBs. The interest eamed on both these instruments are exduded from the colculotion of underlying eamings os deep
discount bonds and loans to joint ventures eliminate on @ Group share basis due 1o the Lillie Square joint venture hoving the comesponding finance cost. Details of the DDB redemption
is set out in nole @ ‘Change in value of invesiments and other receivables’ and detoils of the interest bearings loans issued are set out in note 21 Trade.and other receivables'.

2. Excluded from the colculation of underlying eornings as the deferred consideration relotes to the proceeds from the sale of Eorls Court Properties during 2019.

11 Finance costs

2021 2020
Continuing operations . : ' £m £m
On bonk faciliies and loan-notes 228 22.4
On exchangeable bonds! : . . . : 8.2 0.9
On obligations under lease liobilities : _ 07 - 0.8
Finance costs .7 . 24.1

. Other finance costs:

Non-underlying finance chorges? S ' 1.8 0.6
Other finance costs © 18 . 0.6

. On 30 November 2020 the Group issued £275 million of secured exchongeable bonds moturing in March 2026. The net proceeds received from the issue of the
exchangeable bonds have been split between the financial liability element and an option component. The debt component is accounted for ot amortised cast and, after
tokinginto account Iransaction costs, accrues interest ot an effective interest rate of 3.1 per cent, of which 2 per cent represent the cash coupon on the bond. The prior year
omount induded £0.3 million of transaction casts relating to the option component of the bond which wos expensed on issuance of the bond.

2. Exduded from the colculotion of underlying eamings os the charges relate to nonecuriing costs in connection with the refinancing of the RCF and costs to obtain debt covenant

* waivers for the current and prior vear. These choraes have been dossified as nomunderlving os they do nol represent the recurring, undedying performance of the Group.
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Notes to the accounts continued

12 Taxation

2021 2020
Continuing operations © £m £m
Deferred income tox: . .
On occeleraled capital ollowances ) 0.1 . 0.1
On lair value of derivative financial instruments . ' ' 22 (1.5)
On Group losses . (1.1} 0.4
On other temporary differences Te T (0.5) 0.8
Deferred income tax 0.7 (0.2)
Adjusiments in respect of prévious years — current income tox : - {0.8)
Total income tax charge/credit) reported in the consolidated income statement .07 {1.0)

Factors affecting the tax charge for the year

The tox charge for the year is £0.7 million {2020: £1.0 million tox credit) against a profil before tax of £30.0 million {2020: £704.7 million loss).
A reconciliation against the standard rate of corporation tax in the United Kingdom {“UK") is explained below:

2021 © 2020
Continuing operations £m . £m
Profit/{loss) before tox . 30.0 (704.7)
Profit/(loss) on ordinary activities multiplied by the standord rate in Ihe UK of 19% (2020: 19%) 57 {133.9)
Revaluation {profits)/losses attributable to REIT business ‘ ’ {6.6) 121.9
Adjustments in respect of previous years : - . (0.8)
Expenses disallowed - 2.5 - 124
Non-axable items ’ {0.5) (0.6}
REIT tox-exempt rental profits ) i ’ {0.1) -
Other temporary differences not provided ’ . 0.8 0.2
Reslalement of deferred income fox tollowing chonge in corporation tox rale i (1.1 0.2}
Total income tax charge/(credit) reported in the consolidated income statement .07 (1.0}

As a UK REIT, the Group is exempt from UK corporation tax on income and gains from qualifying activities. Nen-qualifying activities are subject
to UK corporation tox. As a UK REIT, Capco must distribute ot least 90 per cent of the Group's income profits from iis tax-exemplt properly renlal
business, and 100 per cent of the Group's UK REIT invesiment profits, by way of a dividend, which is known as o Properly Income Distribution
{"PID"). A corporation tox charge would arise for the Group at 19 per cent if the minimum PID requirement is not met within12 months of the end
of the period. Further defoils regarding the PID is set out in note 14 ‘Dividends’.

Tox arising on items recognised in other comprehensive income is also reflected within other comprehensive income. This includes deferred tox on
movements on the cosh flow hedge. Tox orlsmg on items recognised direclly in equity is reflected in equily. This includes deferred fox on an element
of the share-based payment.

The UK Budget announced on 3 March.2021, confirmed on increose in the main corporation fox rate from 19 to 25 per cent with effect from 1 Apiil
2023. This change has been substantively enacted on 24 May 2021 and therefore hos been reflected in the consolidated financiol statements.
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13 Discontinued operation

On 29 November 2019, the Group sold its interests in Earls Court to APG and Delancey {on beholf of its client fund) for £425 million. The
disposal was in line with the Group's sialegy of monetising invesiments ai Earls Court over time with o focus on growing its centrol London properly
investment business, centred around Covenl Garden. As Earls Court Properties represented a major line of business, ifs results and cash flows were
reponied as having arisen from a discontinued operation.

Profitfrom discontinued operation after tox included in the consolidated income statement:

2021 . '2020
£m £m
Profit from discontinued operation after tax
Profit on disposal of discontinued operation ’ .- 1.0
Profit from discontinued operation after tax : - 1.0
Attributable to: ) )
. Owners of the Parent ' ’ - ! 6

Net proceeds received on completion omounted to £145.3 million, with the balance of £210.4 million receivable over 24 months following
completion. £194.7 million was received in 2020 and the balance of £15.7 million was received in 2021, both received net of working capital
and related adjustments.

The following table summarises the consideration and net cash flow arising on the disposal:

2021 2020
£m £m

Deferred,consideration' : 15.7 194.7
Working capital and reloted adjustments? - {0.5) {0.6)
Net cash consideration ' . 15.2 194.1
1. Relates to postcompletion adjustiment in working copital refunded to the purchaser.
14 Dividends

2021 2020
Group and Company : £m £m
Ordinary shares )
Prior year final dividend of nil pence per share {2020: 1.0p) . - 8.5
tnterim dividend of 0.5p pence per share {2020: nil pence) ' . . 43 ' -
Dividend expense 43 8.5
Bonus issue in lieu of cash dividends' . ) ‘ {0.3) (3.9)
Cash dividends paid : . . . © 40 4.6
Proposed final dividend of 1.0 pence per share {2020: nil pence) . R 8.5 -

1. Adjustments for bonus issue arise from those sharehdlders whorelect 1o receive their dividends in scrip form prior to the decloration of dividend which occurs af the Compoany'’s
Annual General Meeting and shareholders who elect 1o receive their shares on an evergreen basis. These shores are treated as a bonus issue and ollotted al nominal value.

As a UK REIT, Capco must distribute at least-90 per cent of the Group's income profits from its tox-exempt properly rental business, and 100 per
cent of the Group's UK REIT investment profils, by.way of o dividend, which is known as a Property Income Disiribution {7PID"). These distributions
can be subject to withholding tax ot 20 per cent. Dividends from profits of the Group's taxable residual business are non-PID and will be taxed as
an ordinary dividend. A corporation tox charge would arise for the Group at 19 per cent if Ihe minimum PID requirement is not met within 12 months
of the end of the period.

There was no PID payable by the Group in 2021 in relotion to the Group's qualifying activities for 2020, as these resulted in @ property rental fax
loss. During the year, the Group poid 0.25 pence per share in the form of a PID, porly settling its PID requ:remem for the year to 31 December
2021 with the bélance expected to be scttlcd durmg 2022.
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Notes to the accounts continued

15 Earnings per share and net assets per share
(a) Weighted average number of ordinary shares

2021 2020
m m
Number of ordinary shares in issue’ ' : 851.3 -852.2
Adjusiments: '
Dilutive effect of conlingenily issuable share opfion awards? . 0.5 0.3
Dilutive effeci of conlingenlly issuable deferred share awards? _ 0.1 0.1
Adjusted, diluted number of ordinary shares in issue : 851.9 852.6

1. Weighted average number of shores in issue for 2020 hos been adjusted by 0.2 million for the 2021 issue of bonus shares {2020: 2.5 million} in connection with the scrip

dividend scheme.

2. The dilutive effect of contingently issuable shore option awards were not included in the calculation of diluted eamings per shove for the year ended 31 December 2021

because they are anlidilutive. These opfions could potentially dilute basic eamings per share in the future.

(b) Basic and diluted eamlngs/(loss) per share

, _ 2021 2020
Confinving and discontinued operations attributable to owners of the Parent . £m £m
Continuing operations
Earnings/ (loss) used for calculation of basic and diluted loss per share - : 29.3 {(703.7}
Basic and diluted earnings/{loss) per share (pence] . . 34 (82.6)
Discontinued operation ‘ ) '
Earnings used for calculation of basic and diluted earnings per share ) - 1.0
Basic ond diluted earnings per share {pence)’ ‘ - o - 0.1

1. EPRA Earnings per share is disclosed in toble 1of the EPRA measures on page 191.

(c) Headline eamlngs per share

- Headline eamings per share is calculoted in accordance with Circular 1/2021 issued by ithe South African Institute of Chortered Accountants

(“SAICA"), a requirement of the Group's Johannesburg Stock Exchange {“}SE”) listing. This measure is not o requirement of IFRS.

- 2021 2020
Earnings ' Lloss
Earnings Shares'  per share Loss Shares'  per share
) £m million (pence) €m  million (pence)
Continuing and discontinued operations attributable
to owners of the Parent )
Basic earnings/(loss) ' 29.3 851.3 34 {702.7) 852.2 - (82Y5)
Group adjusiments:
Loss on revaluation and sale of investment and development property 15.8 ' 693.1
Current lox adjustments : s - - 0.6)
Profit on disposal and IFRS S impairment of discontinued operalion - . {1.0)
Joint venture adjustmenls: l . '
Loss on revaluation and sale of invesiment and developmen; property - 0.2
Headline eamings/(loss) 45.1 851.3 5.3 (11.0) 852.2 {1.3) -
Dilutive effect of contingently issuable share oplion awards? ’ -+ 05 - 0.3
Dilutive effect of contingently issuable deferred share owards? - 0.1 ’ - 0.1
- Diluted headline eamings/({loss) 45.1 851.9 53 {11.0) 852.6 {1.3)

1. Weighted average number of shares in issue for 2020 hos been adjusted by 0.2 million for the 202 Vissue of bonus shares {2020: 2.5 million) in connection with the sdip

" dividend scheme. .
2. Further information on these potential ordinary shares can be found in riote 34 *Sharebosed poyments'.
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15 Earnings per share and net assets per share contmued
(d) Net assets per share ’

2021 2020
m m
Number of ordinary shares in issue ' 851.3 851.1
Adjusiments: o ’
Dilutive effect of contingently issuable shore oplion awaords ) ' 0.5 0.3
Dilutive effect of contingenlly issuable deferred share owards 0.1 0.1
Adjusted, diluted number of ordinary shares in issue . 851.9 - 8515
2021 . 2020
EPRANRV EPRANTA EPRANDV EPRANRV EPRA NTA EPRA NDV
£m £m’ © £m £m £m ) £m
IFRS Equity affributable to owners of the Parent ' 1,786.4 1,786.4 1,786.4 1,759.7 1,759.7 1,759.7
Diluted NAV ’ 1,786.4 1,786.4 1,786.4 1,759.7 1,759.7 1,759.7
Group adjustments: o
Revaluation of other non-current assets' ‘ . 7.3 7.3 73 33.4 33.4 33.4
Unrecognised surplus on trading property — joint venture 0.1 0.1 0.1 22 2.2 © 22
Diluted NAV at Fair Value . 1,793.8 1,793.8 1,793.8 1,795.3 1,795.3 1,795.3
Fair value of derivative financiol instruments? (1.1) {1.1) - 7-2 7.2 -
Fair value adjustment of financial insiruments — exchangeable bond option: " 168 16.8 - 5.5 55 -
Real Eslate Transler Tox ' 15.9 R P - ;
Excess fair value of debl over carrying volue® . - - 6.5 - - (37. l')
Deferred tox adjusiments 0.2 0.2 - (2.2) . (2.2) -
NAV 1,925.6 1,809.7 1,800.3 1,930.3 1,805.8 1,758.2
Diluted number of shares : 851.9 851.9 851.9 851.5 851.5 851.5
- NAV per share {pence) 226.0 2124 211.3 226.7 212.1. 206.5

1. This relotes to the impairment under IFRS 9 of amounts receivable from joint ventures compared to the Group's share of losses in the Lillie Square joint venture.

2. This relotes to the fair value of interest rate collars. Further details ore disclased within note 20 ‘Derivative financict instruments’.

3. Excludes fair value of exchangeable bond oplion component included under derivalive liabilities os disclosed in note 20 ‘Derivative financial instruments’.

4. EPRA NRV, NTA and NDV are dlieinative performance meosures that are colculated in occordance with the Best Practices Recommendations of the European
Public Real Esfate Associotion {EPRA) to provide o transparent and consistent bosis 1o enable comparison between European property companies. See Alternative Performonce
Measures ond EPRA measures on pages 189 to 192 for further information.
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Notes to the accounts continued

16 Property portfolio
{(a) Investment and develo_p'ment property

Property portfolio Tenure
Covent
Garden Other Total Freehold Leasehold
£m /- £m £m - Em £m
At 1 Januory 2020 2,5440 1.5 2,545.5 1,441.7 1,103.8
Addilions from ocqu;'silions - 1.1 1. - 1.1
Additions from subsequent expenditure 19.1 - 19.1 14.7 4.4
‘Disposals (77.7) - 77.7) (77.5) (0.2)
Loss on revaluction (691.7) . (0.5) (692.2) (3442) {348.0)
Al 31 December 2020 1,793.7 2.1 1,795.8 -1,034.7 761.1
Additions from subsequent expenditure 68 - 6.8 - 5.2 1.6
Disposals (98.2) - (98.2) (93.4) (4.8)
Loss on revaluction 9.9) . - 9.9) {0.8) [9.1)
At 31 December 2021 1,692.4 2.1 1,694.5 945.7 748.8
(b) Market value reconciliation of total property
Covent
Garden Other Total
R £m £m £m
" Carrying value of investment and development property at 31 December 2021 1,692.4 2.1 1,694.5
Adjusiment in respect of fixed head leases (6.1) - (6.1)
Adjusiment in respect of tenant lease incentives 42.2 - 422
Market value of investment and development property at 31 December 2021 1,728.5 2.1 1,730.6
Joint venture:
Group share of carrying volue of joint venture investment,
development and trading property at 31 December 2021 - 84.0 .84.0
Group share of unrecognised surplus on joint veniure irading property! - 0.1 0.1
Market value of investment, development and trading )
property on a Group shore basis ot 31 December 2021 1,728.5 86.2 1,814.7
Covent
Garden Other Totol
. £m £m . £m
Carrying value of investment and development property at 31 December 2020 1,793.7 2.1 17958
" Adjustment in respect of fixt;d heod leases : 6.1) - 6.1}
Adjusiment in respect of tenant lease incentives . 37.5. - 37.5
Market value of investment and development property ot 31 December 2020 1,825.1 2.1 ©1,827.2
Joint venture: ’
Group share of carrying volue of joint venture investment,
development and trading property ot 31 December 2020 - 113.0 113.0
Group share of unrecognised surplus on joint venture trading property’ - 2.2 2.2
Market value of investment, development and trading
property on a Group share basis at 31 December 2020 1,825.1 117.3 1,942.4

1. The unrecognised surplus on noding property is shown for informationa! purposes only and is not a requirement of FRS. Trading property continues to be measured ot the lower
b .

of cosl and nel redlisable value in the consclidoted finoncial siatemenls.
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16 Property portfolio continued

At 31 December 2021, the Group was contractually committed to £4.1 million {2020: £0.8 million) of fuiure expenditure for the purchose,
construction, development and enhancement of investment, development and trading property. Refer to note 30 ‘Capilal commitments’ for further
information on capital commitments.

The foir value of the Group's invesiment, development and trading property ot 31 December 2021 was delermined by independent, appropriately
qualified extemnal valuers, CBRE for the Covent Garden estate and JLL for Lillie Square. The valuations conform to the Royal Inslltuhon of Chortered
Surveyors (“RICS") Voluation Professional Stondards, Fees poid to valuers ore based on fixed price contracts.

Eoch year the Company appoints the external valuers. The valuers are selected based upon their knowledge, independence and reputation
for valuing assets such as those held by the Group.

Valuations are performed bi-annually and are performed consistently across all properties in the Group's portfolio. At each reporting
date appropriately qualified employees of the Group verily all significant inputs and review computational outputs. Valuers submit and present
summary reports to the Group's Audit Commitiee, with the Executive Directors reporting to the.Board on the outcome of each valuation round.

Voluations take into account tenure, lease terms and siructural condition. The inputs underlying, the valuations include market rent or business

. profitability, likely incentives offered to tenanis, forecast growth rates, yields, discount rates, consiruction cosls including any site specific costs
{for example Section 106}, professional fees, planning fees, developer’s profit including confingencies, planning and construction timelines, lease
re-gear costs, planning risk and sales prices based on known market transactions for similar properties or properties similor to those contemplated
for development. As at 31 December 2021 all Covent Garden properties are valued under the income capitalisation technique.

As highlighted within the Group's Net Zero Carbon Pathway published in December 2021, developments and refurbishments form o key element
of the Group’s 2030 Net Zero Carbon Commiilment. During the year the Group's additions from subsequent expendiiure was £6.8 million {2020:
£19.1 million). This sum included both capital works which enhanced the environmental performance of assets, and design stoge work to deliver
environmental enhancements. It is estimated that 80 per cent of the environmental performance of a new building is determined at the design stage.
While new ground up development form a limited port of the Group strategy, the design stage ‘on retrofiiting and refurbishment, particulorly of
heriloge buildings, is equally important to deliver Whole Life Carbon efficiency. For further details, refer to the Responsibility section of the Strategic
Report on pages 68 to 85.

Due to the impact of COVID-19 the 31 December 2020 valuation included an ossumption on loss on nearterm income of £27.0 million. This
assumption has been reduced to nil in the 31 December 2021 valuation. There has been no change in the valuation methodology used as a result
of COVID-19. Whilst the property valuations reflect the external valuers’ assessment of the impact of COVID-19 af the valuation date, we consider
+/- 5 per cent for ERV and +/-25bps movement on vields to appropriately copture the level of uncertainty in these key valuation assumptions.

Valuations are based on whot is determined fo be the highest and best use. When considering the highest and best use a valuer will consider, on a
properly by property basis, ils actual and potential uses which are physically, legally and financially vioble. Where the highest and best use differs
from the existing use, the valuer will consider the cost and the likelihood of achieving and implementing this change in orriving af its valuation.

A number of the Group's properties, held within the Lillie Square joint venlure, have been valued on the basis of their development polential.

In respect of development voluations, the valuer ordinarily considers the gross development value of the completed scheme bosed upon assumptions
of capital values, rental values and yields of the properties which would be created through the implementation of the' development. Deductions are
then made for onticipated costs, including an allowance for developer's profit, betore arriving al a valuation. .

There are cffen restrictions on both freehold and leasehold propery which could have a material impact on the realisation of these assets. The most
significant of these occur when planning permission is required or when a credit facility is in place. These restrictions ore factored into the property’s
valuation by the external valuer. Refer to disclosures surrounding property risks on page 30.

Nonfinancial assets carried of fair value, as is the case for investment and development property held by the Group, dre required to be analysed
. by level depending on the valuation method odopted under IFRS 13 ‘Foir Value Measurement’ [“IFRS 13"). Trading properly is exémpt from IFRS 13
disclosure requirements.

The different valuation levels are defined as:
Level 1: valuation based on quoled market prices traded in active markets;

level 2: valuation based on inputs other than quoted prices included within Level 1 that maximise the use of observable dato either directly or from
morket prices or indirectly derived from market prices; ond

Level 3: where one or more inputs to valuation are not based on observable market data. Valuations of this level are more subjective and theretore
more closely monoged including sensitivity analysis of inpuls o voluation models.

When the degree of subjectivity or nature of the measurement inputs changes, consideration is given as to whether a ransfer between fair volue
levels is deemed to have occurred. Unobservable data becoming observable market dota would determine a transfer from Level 3 o Level 2. All
investment and development properties held by the Group are classified as Level 3 in the current and prior year. : -
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Notes to the accounts continued

16 Property portfolio continued

The following table sets out the voluation techniques used in Ihe determination of morket volue of investment and developmeni properl’y ona
property by properly bosis, as well os the key unobservable inputs used in the voluation models.

Market value Market value v Range Ronge
2021 - 2020 Valuation Key unobservable (welghred uvercge) {weighted average)
Property portfolio - £m - Em technique inputs 2021 . 2020
Covent Garden : 1,728.5 1,825.1 Income Estimoted rental value £15-£214 £16-£215
capitolisation per sq f' per onnum £76) - (£76)
(p0)

_Equivalent yield 1.8%-6.0% 1.8%-6.0%
{3.9%) (3.9%)
Other 21 2.1 Income Esiimaled rental volue £30-£38 £31-£38
copitalisotion per sq ft' p.a. 1)) (£32}
Equivalent yield . 2.8%3.7% 2.9%-3.8%
: (3.3%) (3.3%)

At 31 December . 1,730.6 1,827.2

1. Estimoted rental value and copital value are expressed per square foot on o net internal orea bosis.

Covent Gorden properiies are volued under the income capitalisation method and if all other factors remained equal, an increase in estimated

- rental volue of five per cent would result in an increosed asset valuation of £71.9 million (2020: £69.5 million). A decrecse in the estimated rental
value of five per cent would result in o decreased asset value of £71.0 million {2020: £68.7 million). Conveisely, an increased equivalent yield of
25 bosis points would result in a decreosed osset valuation of £105.2 million {2020: £111.0 million). A decreased equwolenl yield of 25 basis
points would result in an increased asset valuation of £119.8 million {2020: £125.7 million). . .

For Other properties valued under the ing:ome capitalisation method and if all other factors remained equoal, an increase.in estimated rental value of
five per cent would result in an increased asset valuation of £0.1 ‘million {2020: £0.1 million). A decrease in the estimated rental value of five per
cent would resull in a decreased asset value of £0.1 million (2020: £0.1 million). Conversely, an increased equivalent yield of 25 basis points
would result in a decreased asset valuation of £0.2 million {2020: £0.2 million). A decreased equivalent yield of 25 basis points would result in
on increased asset valuation of £0.2 million (2020: £0.2 million).

These key unobservable inputs ore interdependent, portially determined by morket conditions. All other factors being equal, o higher equivalent
yield would lead to a.decreose in the voluation, and an increose in estimaled rentol volue would increose the capital volue, and vice versa.
However, there are interrelationships between the key unobservable inputs which are partially determined by market conditions, which would
impact on these changes.

17 Property, plant and equipment o ' . \

2021 2020

Plant and Plant and
Property . equipment Property equipment :
£m £m . Total £m £m Total
Gross carrying value al 1 Jonuary 54 7.7 13.1 5.4 ) 129
Accumulated depreciation at 1 January ' {1.6) 7.1) (8.7) {0.7) (6.5) 7.2)
Net carrying value at 1 January 3.8 0.6 44 4.7 1.0 57
Additions . ) - 0.2 0.2 - 0.2 0.2
Disposals' (3.8) - ©(3.8) - - -
Depreciation charge ) - . {0.:2) {0.2) (0.9} {0.6) (1.5)
Net carrying value at 31 December - 0.6 0.6 3.8 0.6 4.4

1. Property consisted of leased office buildings which the Group vacated during the yeor vio a lease to a third party. The Group incurred lease assignment costs of £1.8 million.
Delails are set out in note 7 ‘Administrotion expenses’.

i

-~
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18 Investment in joint ventures

Investment in joint ventures is measured using the equity method. All joint ventures are held with other joint venture investors on a 50:50 basis. At 31
December 2021, joint veniures comprise the Lillie Square joint venlure [“LSV"), Innova Invesiment {“Innovo”) and The Great Copital Partnership {"GCP).

LSJV

LSJV was established os o joint venture arrangement with the Kwok Family Interests ["KFI”) in August 2012. The joint venture waos established to
own, manage and develop land interess ot Lillie Square. LSV comprises Lillie Square LP, Lillie Square GP Limitéd, acting as general portner to
the partnership, and its subsidiaries. All major decisions regarding LS}V are token by the Board of Lillie Square GP Limited, through which the
Group shares strategic control.

The summarised income siotement and balonce sheet of LSV are presented below.

’ . : 2021 2020
Lsiv ) . : £m £m
Summarised income statement . . ' ,
Revenue o ' : 49.6 133.6
Net renlal income/{expense) . 0.3 (4.1)
Proceeds from the sole of trading properly - 493 . 1298
. Lloss on revaluation of invesiment and development property - T {0.5)
Cost of sale of trading property o . *(37.8) (106:1)
Agent, selling and marketing fees ' ) , ' {0.1) (2.1)
Wirite down of trading propery [24.0) (2.8)
Administration expenses . (0.5) 0.1
Finance costs' : : ) (11.3) (14.3)
Loss for the year after taxation {24.1) -

. Finance costs indudes £8.4 million {2020: £13.9 million) which refotes to the omortisation of deep discount bonds that were issued by LSV to the Group and KFl up to their redemplion

- on 31 July 2021 and £2.9 million which relates to infergst payable on the interest becring loans issued to the joint venture by the Group and KFI duing the yeor. Finance income
receivable by the Group from LV of £8.0 million (2020: £11.3 million] is recognised in the consolidated income statement within other finance income. Details of the DDB redemplion
is set out in note 9 ‘Change in volue of investments and other receivables’ and details of the interest bearing loans issued are set out in note 21 Trade and other receivables'.

‘ 2021 . .2020
LsJv £m £m
Summarised balance sheet . o i
Investment and development property ] ) Y33 3.3
Trading property . 164.8 2227
Cash ond cash equivblents' . 446 20.4
Other non-current ossels . ! : 5.0 . 6.4
Other currenl assels | 1% B -
Borrowings ' . : - {11.2)
Amounis payable 1o joint veniure partners? i A {78.6) (77.5)
Other current liabililies® ' . (171.4) (283.5)
Net liabilities : (31.2) [119.4)
Capital commitments o 2.6 2.8
Carrying value. of investment, development and trading property . ) ' 168.0 226.0
Unrecogmsed surplus on trading property* . 0.1 ’ 4.4'
Market value of in t, development and trading pmperiy‘ 168.1 230.4

1. Includes restricted cash and cash equivalents of £0.5 million {2020: £10.9 million) reloling to amounis received as property deposils that will not be available for use by LSV
until completion of building work. There is o corresponding liability of £0.5 million {2020: £10.9 million) within other current liabilities.

2. Amounts poyable lo joint venture partners relate to working capital facililies advanced by the Group ond KFI.

3. Other current liobilities includes o £163.0 million loan advanced by the Group and KFl to the joint venture. In the prior year this bolance related 1o the deep discount bonds
that were redeemed on 31 July 2021, Delails of the DDB redemption is set out in note 9 ‘Change in value of invesiments and other receivobles’ and detoils of the interest
bearing foons issued are set out in nole 21 Trade ond other receivables’. Recoverable omounts receivoble by the Group, nei of impairments of nil million (2020: £85.0 million
agoinst the DDBs) are recognised on the consolidaled balance sheet within non-current rade ond other receivables.

4.The unrecognised surplus on trading property ond the market value of LSV's property portfolio are shown for informational purposes only ond are not o requirement of IFRS.
Trading property continues to be meosured of the lower of cost and net realisable value.
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Notes to the accounts continued

'18 Investment in joint ventures continued

Innova - . ;

On 29 June 2015, the Group acquired a 50 per cent interest in Innova, a joint venture arrangement with Network Rail Infrastructure Limited.

The joint venture will explore opportunities for future redevelopments on and around significant railway station sites in London.

Innova comprises Innova Investment Limited Partnership and fnnova Investment GP Limited, acting os general partner io the porinership. All

major decisions regarding linova are laken by the Board of Innova Investment GP Limited, through which the Group shares sirategic control.

The summorised balonce sheet of Innova is presented below. There was no mavement through the income statement during the year.

2021 2020
Innove ) ’ £m £m
Summarised balance sheet
Cash and cash equivalents ' . , - 0.9 0.9
Other current liabitilies ) : ' . X (0.5) 0.5)
Net assets . o ' : 0.4 0.4
Reconciliation of summarised financial information ’ ‘ -
The table below réconciles the summarised joint venture financial information previously presented o the corrying volue of investment
in joinl ventures as presented on the consolidoled balance sheet. ’ _
. GCP . LSJV Innova Total
. . £m £m £m £m
Net assets/[liabilities) of joint ventures at 31 December-2020 ’ 0.1 (119.4) 0.4 {118.9)
Elimination of joint venture portners” interest ) - 50.7 . {0.2) 59.5
Cumulative losses restricied! - - 597 - 597
Carrying value at 31 December 2020 0.1 . ‘ - 0.2 0.3
Net assets/ (liabilities) of joint ventures at 31 December 2021 0.1 (31.2) 0.4 {30.7)
Elimination of joinl venlure porlﬁers' inleresl - 15.6 {0.2) 15.4
Cumulotive losses restricted’ - 15.6 - 15.6
Carrying value at 31 December 2021 0.1 - 0.2 0.3

}. Cumulative losses restricted represent the Group's share of losses in LSJV which exceed the Group's investment in the joint venture. This consisis of losses taken through the
Income Statement and the debt woiver that has been recorded directly within reserves. As o result the carrying value of the investment in LSV is £nil (2020: £nil) in accordance

with the requirements of IAS 28.

Reconciliation of investment in joint ventures:

The table below reconciles the opening to closing corrying value of investment in joint veniures as presented on the consolidated balance sheet.

’ GCP LsJv : Innova Total
Investment in joint ventures £m £m £m £m
At 1 Jonuary 2020 : : 0.1 .- 02 03
Al 31 December 2020 0.1 - 0.2 0.3
Loss for the year'’ ' ) - {12.0) - (12.0)
Loss restricted' . . - 120 - 12.0
Deemed equily investment” - 56.1 - 56.1
Unwind of historic losses restricted? - (56.1) - - (56.1)
At 31 December 2021 : » . 0.1 - ©02 0.3

1. The share of posHax loss from joint ventures in the consolidated income statement of nil {2020: nil) comprises the loss for the yeor of £12.0 miflion (2020: nil] and loss

restricted totalling £12.0 million 2020 nil).

2. During the year the DDBs looned fo LSV from the Group and KFl were restruciured into a new loan following o debt woiver of £56.1 million. The debi waiver is in substance
an increose in investment by the parent entities of Lillie Square LP. Historically losses mode by the LSV hove been restricted due to the value of the invesiment in LSV by the

Group being hully impaired. The deemed equity invesiment hos created a value of £56.1 million in LSJV. Of the previously restiicted losses (cumulative £59.7 million),

£56.1

million have been unwound ond set off against the deemed equily investment. Both the deemed equily invesiment and the unwind of historic losses restiicted are recognised in

the Consolidated statement of changes in equily af a net value of nil.
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19 Financial assets at fair value throdgh profit or loss
Financial assets mandatorily measured at fair volue through profit or loss include the following:

2021 2020 .
N Non-current assets £m £m
listed equily securilies' 596.4 551.8

I Listed equily securilies comprise 97.0 million shares in Shaftesbury PLC held al the 31 December 2021 closing share price of 615 pence per share.

During the year, the following gain was recognised in profit or loss:

2021 2020
Profit or loss . . ’ £m £m
Fair value gain on finoncial assels at fair value through profit or loss 44.6 50.9
‘
20 Derivative financial instruments
» A ' . 2021 "2020.
Derivative financial assets £m ) £m
Non-current
Interest rate collors . - 1.1 -
Derivative financial assets 1.1 -
2021 - 2020 °
Derivative financial fiabilities o o . £m £m
Non-current N N '
Inlerest rote collors ’ ) - ) 7.2
Derivative liobility — exchangeable bonds' ‘ - 321 15.3
Derivative financial liabilities 32.1 22.5

1. On 30 November 2020 the Group issued £27.5 millien of secured exchangeable bonds maturing in March 2026. The notes are exchangeable inlo cash or ordinary shares
of Shaftesbury. The net proceeds received from the issue of the exchangeable bonds have been Sjll between the financial liability element and an opion component,
representing the fair value of the embedded opion to convert the financial liability into equity of Shaftesbury. The debt componenl is accounted for of amortised cost at
the effective inferest rate method and the derivative liability is accounted for at fair value through profit or loss.

During the yeor, the following movements on derivative financial insiruments were recognised in profit or loss:

, " 2021 2020
Profit or loss . £m £m
Fair value gain/{loss) on interes! fote collars' g 49 {9.0)
Fair value loss on derivative liobility — exchangeable bonds ) » (16.5) (5.5)
Change in fair value of derivative financial instruments ' {11.9) (14.5)

1. In oddition io the fair value gain in the year, -23.4 million (2020: £5.4 million of interesi rate callars were repaid. '
. N .
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Notes to the accounts continued

¢

)
_ 21 Trade and other receivables )
2021 2020
' £m £m
Non-current
Other receivables - 01
‘Prepayments and accrued income' . ’ 379 33.1
Amounts receivable from joint ventures? : - : 82.9 85.0
Trade ond other receivables 120.8 118.2
Current, ‘
Reni receivable? : : : 10.5 223
Other receivables® . : . 14.2 30.4
Prepoyments and accrued income! B 1.1 12.4
Amounls receivable from joint ventures” : ' 234 0.6
Trade and other receivables - ) . ) 59.2 65.7

. Includes tenant lease incentives, comprising surrender premia paid ond incentives offered to tenants, of £42.2 million {2020: £37.5 million).

2. Nomcurrent amounls receivable from joint ventures in the prior yeor reloted to deep discoun! bonds that were issued by LSV to the Group. As of 3| December 2020, the
nominal value of the bonds including interest of £144.5 million had been impoired by £59.5 million. Ahead of the DDBs maiuring in August 2021, the Group and KFI
resiructured and redeemed the DDBs by each providing an inferest bearing loan of £81.5 million o the jeint venture. The loans bear interest al 4. 25 per cent per annum ond
are repayable on demand, however it is riot the intention of the Group to call on the loan in the next 12 months and so it has been Fresemed os noncurrent. Current amounts
receivable from joint ventures include woking capital funding advanced fo LSV from the Group of £45.5 million {2020: £44.2 million} which has been impaired by £22.7
million {2020: £44.2 million).

. Rent receivable is shown net of expected credit loss provision of £10.9 million {2020: £12.4 million).

4. Other receivobles include the discounted batance of the deferred consideration in respect of the Earls Court disposal, which was receivable in wo tranches in 2020 and
2021. The fingl inslalment was received in November 2021, Delails are sef out in nole 13 ‘Discontinued operation’. :

w

22 Cash and cash equivalents

! 2021 2020
. _ £m 1 £m
Cash ot hand . ’ 1.9 : 1.5
+Cash on shortterm deposits ' . . S 370 363.6
Cash and cash equivalents . | 319.0 365.1
23 Tra&e and othér payables
2021 2020
. £m- £m.
Rent in advance . . . . ' 13.6 15.5
Accruals o : ' 9.3 12.1
Other payables ’ 13.6 13.9
Other laxes and social security . S 25 v 2.8
Trade and other payables S ' 39.0 44.3

3 . . :
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24 Borrowings, including lease liabilities
: : : : ' 2021

Carrying Fixed  Floating Fair Nominal
" valve Secured Unsecured rate . rate value value
£m £m £m £m £m £m £m
Current '
Lease liability obligations - 07 0.7 ’ - 0.7 - 07 0.7
Borrowings, including lease liabilities 0.7 0.7 - 0.7 - : 0.7 0.7
Non-current ’ ' ‘ 4 )
Bank loans . 1224 124.0 (1.6} - 1224 125.0 125.0
Loan noles Ny 548.4 - 5484 548.4 - 554.1 550.0
Exchongeable bonds 264.1 264.1 - 264.1 - 259.1 275.0
Borrowings 934.9 388.1 . 546.8 8125 122.4 938.2 950.0
Leose liability obligations 54 54 - 54 - 54 54
Borrowings, including lease liabilities 940.3 * 3935 546.8 817.9 122.4 943.6 955.4
Total borrowings, including lease liabilities 941.0
Cash ‘ond cash equivalents (319.0)
Net debt 622.0
2020 L
Carrying N : Fixed Floating Fair Nominal
value Secured Unsecured rate rate value value
, : £m £m £m "E€m £m £m £m
Current . . o )
lease liability obligations 1.6 07 09 1.6 - 16 1.6
Borrowings, including lease liabilities 1.6 0.7 0.9 1.6 = 1.6 1.6
Non-current ' ’ )
Bank loans , 262.2 123.4 138.8 - 262.2 265.0 265.0
Loon notes 5482 - 548.2 548.2 . 5145 5500
Exchangeable bonds . 260.3 260.3 - 260.3 - 269.4 275.0
Borrowings . 1,070.7 383.7 687.0 808.5 262.2 1,048.9 .1,090.0
Lease liability obligations ) 8.3 5.4 29 8.3 - 8.3 8.3
Borrowings, including lease liobilities 1,079.0 389.1 689.9 816.8 262.2 1,057.2 1,098.3
Total borrowings, including lease liabilities 1,080.6
Cash and cash equivalents ; {365.1)
Net debt 715.5

The market value of investment and development properly secured as collateral against Borrowings at 31 December 2021 was nil {2020: nil).
Undrawn facilities and cash afiributable to the Group of 31 December 2021 were £629.0 million {2020: £940.1 million). -

The fair value of the Group's borrowings have been estimated using the market. value for floating rate borrowings, which approximates nominol
value, ond discounted cash flow approach for fixed rate borrowings, representing Level 2 fair value measurements as defined by IFRS 13. The
different voluotion levels ore defined in note 16 ‘Properly portfolio’.

The lease liability obligations are in respect of leasehold interests in investment and development property and in the prior year included o lease
liability over corporate premlses Deionls of these leases are set oul in note 25 'Lecse liobilities’.
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Notes to the accounts continued

24 Borrowings, including lease liability continued _
2021

Current Non-current * Cash and cash
borrowings borrowings equivalents Net debt
. £m £m £m . £m
Andlysis of movement in net debt
Balance of 1 January : . . 1.6 1,079.0 (365.1) 715.5
Borrowings .repaid ' : - {140.0) 140.0 -
Other net cash movements . ’ ‘ (0.2) . (ﬁ.4) (93.9) (102.5)
Other non-cash movemenls ‘ ’ {0.7) . 9.7 - 9.0
Balance at 31 December » 0.7 940.3 (319.0) 622.0
2020
Current Non-current  Cash and cosh’
borrowings borrowings equivalents Net debt
m £m . Em £m

Analysis of movement in net debt ) - . .
Balonce ot 1 January . 1.6 555.3 ' (153.0} ' 403.9
Borrowings drawn A ' - 920.2 - (920‘. 2) -
Borrowings repaid . - . (390.0) 390.0 -
Other nel cash movemenis 4 ' ’ {0.9) 6.7) 318.2 310.6
Other non-cash movements : ° 0.9 0.2 0.1} 1.0
Bdlonce ot 31 December - : 16 1,079.0 365.1) 7155,

. Borrowings drawn per the statement of.consolidoted cash flows amounis to £930.0 million. This differs to the amount shawn above by £9.8 million due to the bifurcation of
the exchangeable bonds. The option component of the exchangeable bonds is shown in note 20 ‘Derivative financial instruments’.

The maturity profile of gross debi {excluding lease liabilities) is as follows:

2021 2020

. £m £m
Wholly repayable in more than one year but not more than two years : 125.0 - 1400
Wholly repayable in more than two years but not more thon live yeors - 607.5 257.5

. Wholly repqyobie in more than five years 22175 692.5
' 950.0 1,090.0

Cerlain borrowing agreements contain financial and other covenants that, if contravened, could alter the repayment profile. Details of financial
covenants are included in the Other Information section on page 195.
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25 Lease liabilities
Lease liabilities included within investment and development property

(a) Minimum lease payments under lease obligations

201 3020
' © . . £m £m

Not loter than one year . i 0.7 0.7
Loter than ane year and not later than five years - : 4 29 . 29
Laler than five years : . 18.0 18.0
216 21.6

Future finance 'charges on lease liabilities . (15.‘5] 115.5)
Present value of lease liability ' . . 6.1 ) 6.1

(b). Present value of minimum lease obligations .

’ 2021 2020

£m £m -~

Not later thon one year . 0.7 0.7
Loter than one year and not later than five years . 23 23
Later than five years e - ' C 3.1 3.1
! . . : 6.1 . 6

lease liabilities included under investment and development property are in respect of leosehold interests in invesiment and development property.
Certain leases provide for payment of contingent rent, usually a proportion of rental income in addition to the minimum lease payments above,
*£0.5 million contingent rent hos been paid during the year (2020: £0.5 million).

These lease liabilities are effectively secured obligorioris, as the rights to the leosed asset revert to the lessor in the event of default.
Lease liabilities included within property, plant and equipment

(a) Minimum lease paymients under lease obligations
2021 : 2020

£m £m
Not later than one year . e - 0.9
Later than one year and not later than five years . A - 2.9
- a8
Future finance charges on lease liabilities - - (0.1)
Present value of lease liability obligations ' . - 3.7
(b) Present value of minimum lease obligations

2021 2020

£m ) £m _
Not later than one year - - ’ . B 0.9
Loler' than-ene year and not later than five years ’ ’ ' - 2.8
- 3.7

Lease liabilities included under properly, .plont and equipment were in respect of @ lease over office buildings occupied by the Group. The Group
assigned the lease fo a third party and vacated the premises during the year.
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Notes to the accounts continued

26 Operating leases

The Group earns rental income by leasing its investment property to tenonts under operating leases.

In the United Kingdom standard commercial leases vary considerably between morkets and locations but typically are for a term of five to hfteen

years at market rent with provisions 1o review every five years.

The Group is exposed to changes in the residual value of properties ot the end of the current leases. This residual volue risk is mitigated through the
implementation of active asset management initiatives which aim to ensure the Group enters into new leasing deals prior fo the expiry of current
leases. The Group also offers lease incentives to encourage high quality fenants to remain in properties for Ionger lease terms. Expectations about

the future residual values are reflected in the fair value of the properties.

The fuiure minimum lease amounts receivable under noncancellable operating leases are as follows:

2021

2020

' £m £m

Not later than one year 53.7 61.3

Later thon one yeor and not later thon five years 174.0 169.1

_ Loter thon five years - -233.1 2619
) 460.8 492.3

The consolidated income stotement includes £0.1 million (2020: £0.2 million) recognised in respect of expected increcsed rent resulting from

outslondmg reviews where the actual rent will only be determined on settlement of the rent review.

27 Financial risk management

The Group's financial risk management sirategy seeks to set financiol limits for ireasury activily lo ensure they are in line with the risk appelite of the
Group. The Group is exposed to a variely of risks arising from the Group's operations: market risk {including interest rate risk and price risk], liquidity

risk and credit risk.

The following table sets out each class of financiol asset and financial liability as at 31. December:

Categories of financial instruments

2021 2020
Gain/(loss) {Loss)/gain
Carrying fo income Corrying to income
value statement value statement
Note £m £m £m £m
Derivalive financial assets - : 20 1.1 49 - -
Total held for trading assets 11 4.9 - -
Cash ond cosh equivalenis : 22 319.0 - 365.1 -
Other finoncial assets’ 1317 - 138.4 -
Total cash and other financial assets 450.7 - 503.5 -
Invesiment held at fair volue through profit or loss 19 596.4 44.6 551.8 50.9
Total investment held ot fair value through profit or loss 596.4 44.6 551.8 509
Derivotive financiol licbilities . .20 {32.1) (16.8) (22.5) (14.5)
_ Total held for trading liabilities ' (32.1) (16.8) - (22.5) (14.5)
Borrowings, including lease liability . . ’ 24 (941.0) - {1,080.6) -
Other financiol licbilies® ’ (25.4) - (29.7) -
Total borrowings and other financial liabilities (96’6.4) - (1,110.3) - -

1. Includes rent receivable, amounts due from joint ventures, tox ossels and other receivables. Prior year bolance also included deferred consideration on the sale of Earls

Court Properties.
2. Indudes rade and other poyobles [excluding rents in odvance) and tox liabilities.
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27 Financial risk management continued

The maijority of the Group's tinancial risk management is carried out by Group Treasury under policies approved by the Boord of Directors. The
policies for managing each of these risks and the priricipal effects of these policies on the results for the year are summarised below.

Market risk
Interest rate risk

Interest rate risk comprises both cash flow and fair value risks. Cash flow inferest rate risk is the risk thot the future cash flows of a financial instrument -
will fluctuate due to changes in market interest rates. Fair volue risk is the risk that the fair value of financial instruments will fluctuate as a result of
changes in markei interest rates. .

The Group's inferest rate risk arises from borrowings issued ot variable rdtes that expose the Group to cash flow interest rate risk, whereas

borrowings issued ot fixed interest rates expose the Group to foir value interest rate risk.

it is Group policy, and often o requirement of our lenders, to eliminate substantially oll short and medium+erm exposure fo interest rate fluctuations in -
order to establish cerainty over mediumterm cash flows by using fixed interest rate derivatives. Interest rate swops have the economic effect of
converting borrowings from floaling to fixed rates. lnterest rate caps protect the Group by capping the moximum interest rofe payable of the caps
ceiling. Interest rate collars protect the Group by capping the moximum interest rate payable af the collar's ceiling but sacrifice the profitability of

. interest rate falls below o certain floor.

" The table below shows the eﬂects of derivative contracts on the drawn external borrowings profile of the Group ond its joint ventures. The table is
calculated on o Group share basis in line with the reporting of this information internally to management.

Fixed/Capped Floating:  Fixed/Capped Floating
' 2021 2021 2020 2020 -

£m £m £m : £m

Nominal value of Group borrowings excluding lease liability 825.0 125.0 825.0 265.0
Nominal value of joint venlure borrowings excluding lease liability - - - 56 °

, . 825.0 125.0 - 825.0 270.6

Derivative impact [nominal value of derivative coniracts) "125.0 {125.0) 270.6 [270.6)
Borrowings profile net of derivalivé impact 950.0 - 1,095.6 -

Interes| rate protection 100% 100%

. Group policy is to ensure that interest rate protection on Group external debt is greater than 25 per cent.

In 2016, the Group entered into o forward starting interest rote swap to hedge the variability in specified hedged interest cash flows orising on
£60.0 million of ouistanding debt from 2016 to 2026. The loss recognised in other comprehensive income in the year was £nil (2020: Enil). This
loss will be reclassified from other comprehensive income to the consolidated income statlement over the term of the designated debt. The fair value
of the designated hedging instrumeni at 31 December 2021 is £nil (2020: £nil]. The hedge was 100 per cent effective; therefore no charge for
an ineffective portion has been taken to the consolidated income statement.

During 2021, the Group replaced LIBOR with SONIA as the pricing benchmark on the secured bank loan, RCF and hedgi;lg arrangements.

The Group has entered into various nonraded derivative instruments to manage its exposure to interest rate risk. These derivatives have not been
designated as hedging instruments and therefore they are classified os financial derivatives at fair value through profit or loss,

The sensitivity analysis below illustrates the impact of o 50 basis point (“bps’) shift, upwards ond downwards, in the level of interest rotes on the
movement in fair value of interest rote collars entered into by the Group. '
Increase in Decrease in Increase in Decrease in

interest rates  interest rates  interest rates interest rates
by 50 bps by 50 bps by 50 bps by 50 bps

-2021 2021 2020 2020
£m £m Em "€m

Effect on profit before lox {change in fair volue of derivative financial instruments):
Increose/{decrease) . 2.1 2.1) 4.1 {4.1)

The sensitivity analysis above is a reasongble illustration of the possible effect from the changes in slope and shifts in the yield curve that may
actually occur and represents monagement's assessment of possible changes in interest rates. The fixed rate derivative financial insiruments are
matched by floating rate debt, therefore such o movement would have a very limited effect on Group cash flow overall.
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Notes to the accounts continued

27 Financial risk management continued

Price risk

The Group is exposed to price risk in respect of its invesiment in listed properly securities. The Group limits its exposure to equily price risk by only investing in
securilies that are listed on o recognised stock exchange and where the Directors are satisfied with the overall sirategies implemented by such companies.
The primary goal of the Group's investment in equity securities is to hold the investments for the longrterm. Management is ossisted by external advisers in this
regord. Certain investments are designated as ot FVTPL because their performancé is actively monitored ond they are managed on o fair value basis.

The effect of @ one per cent change to the share price of the listed investments will have the following impact on the 31 December statement of
profit and loss: '

1% increase in 1%aecrease in 1% increase in 1% decrease in’

share price share price share price share price

: 2021 2021 2020 2020

Change in fair value of financial assets at fair value through profit or loss . £m £m - £m £m
Effect on profit before tox: . ) ,

Increose/{decrease) ] . 6.0 '16.0) 55 - {5.5)

Liquidity risk .
Liquidity risk is monaged to ensure thot the Group is able o meet future payment obligations when financial ||obi||hes tall due.

The Group's policy is to seek 1o minimise its exposure lo liquidity risk by managing its exposure fo interest rate risk and to refinancing risk.
The Group seeks to achieve an appropriate balance between o number of faclors, including tenor and costs.

Liquidity analysis is intended to provide sulficient headroom to meet the Group's operational requiremenis and investiment commitments.
The Group's policy also includes mainicining adequate cash, as well as maintaining adequote committed and undrawn facilities.

A key factor in ensuring existing focilities remain ovailable to the Group is the borrowing entity's ability to meet the relevant facility’s financiol
covenants. The Group has @ process to monitor regularly both current and projected compliance with the financial covenanls.

The Group regulorly reviews the maturity profile of its financial liabilities and will seek to avoid concentrations of maturities through the regular
replacement of facilities and by sloggering maturily doles. Refinancing risk may be reduced by reborrowing prior lo the conlracted malurily date,
effectively swnchnng liquidity risk for market risk. This is subject to credit facilities being available at the time of the de5|red | iefinoncing.

The tables below set out the maturity analysis of the Group's financidl liabilities based on the undiscounted contractual obhgchons to moke poyments of .
interest and o repay principal. Where interest payment-obligations are based on a floating rate, the rates used are those implied by the par yield curve.

. ' ' ) 2021
ing .
value lyr Between 1-2 yrs Between 2-5 yrs Over 5 yrs Total

Interest Principol  Interest Principal  Interest Principal Interest Principal  Interest Principal
Group ) ~ £m £m £m £m £m £m £m £m £m - £m £m
Bank loans . 122.4 5.6 - 6.1 1250 - 1.2 - - - 129 1250
Loan noles 5484 157 - 15.7 - 38.9 3325 241 21175 944 . 550.0
Exchongeable bonds ‘ 264.1 5.5 - 55 To- ‘13.8 . 275.0_ - - 248 2750
lease liobiliies 6.1 - 0.7 - - - 2.3 -3 -6l
Other poyables ' : 254 - 25.4 — - - - - - - 254 .

9664 268 26.1 273 125.0 53.9 609.8 24.1 2206 132.1 981.5
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\
27 Financial risk management continued
Liquidity risk continued
2020
Carrying : .
valve - 1yr Between 1-2 yrs Between 2-5 yrs Over 5 yrs Total
Interest  Principal  Interest  Principal Interest Principal Interest Principal  Interest  Principal

Group £m £m £m £m €m £m £m £m £m £m £m
"Bank loans 262.2 7.0 - 6.8 140.0 3.1 125.0 - - 169 2650
Loan notes 548.2 157 - 15.7 - 43.0 132.5 358 4175 110.2  550.0
Exchangeable bonds 260.3 4.6 - 5.5 - 16.5 - 27 2750 293 2750
lease liobiliies- - 9.8 - 1.6 - 2.4 - 2.7 - - 31 - 9.8
Other poyables 29.7° - 29.7 - - - - - - - 29.7
Interes! rote derivatives payable 38 - - 0.1 - 37 - - - - .3.8 -

1,1140 273 31.3 28.1 142.4 66.3 2602 385 6956 160.2 1,129.5

Contractual maturities reflect the expected malurities of financial instruments.

As disclosed in note 24, the Group has an unsecured revolving credit facility, foan notes and o secured loan that contain loan covenants. A fufure
‘breach of covenant moy require the Group 1o repay the facilities earlier than indicoted in the above table. Details of the non-ecourse |oon
covenanls are sel oul on page 195 'Financial covenonts’.

Under the various debr agreements, covenants are monitored on a regular basis and regularly reviewed by management to ensure compliance with
the agreement. The interest payments on variable interest rate loans and bonds issued in the table above reflect market forward interest rates af the
reporting date and these amounts may change as market interest rates change. The future cash flows on derivative instruments moy be different from

. the amount in the above loble as interest rates change. Except for these financial liabilities, it is not expected that the cash flows included in the
maturity analysis could occur significontly earlier, or at significantly different amounts.

Credit risk

The Group's principal financial assets are Irade and other receivables, amounts receivable from joint ventures, lisled equily investments and cash
and cash equivalents. Credit risk is the risk of financial loss if o tenant or counterparty fails to meet an obligation under a contract. Credit risk
arises primarily from trade receivables relating o tenants but also from the Group's undrawn commitments and holdings of assets such as cash
deposits and loans with counterparties. The carrying value of financial assets recorded in the financial-siatements represents the Group's moximum
exposure to credit risk without taking into account the volue of any deposits or guarantees obtained.

l

Trade and other receivables:

Credit risk associated with trade receivables is actively managed; tenants are managed individually by asset managers, who continuously monitor
and work with tenants, anticipating and wherever possible identifying and addressing risks priof to default. Tenants are managed through o lorge
ond diverse tenant base to reduce the credit risk to the Group. Trade receivables ore less than one per cent of total assets ot 31 December 2021
{2020: less Ihan one per cent]. )

Prospeciive lenants are assessed through an interally conducled review process, by ablaining credit ralings and reviewing financial information. As a result, *
deposits or guarantees may be obtained. The amount of deposits held as collateral ot 31 December 2021 was £12.1 million (2020: £13.5 million).

During the year tenant default risk, and os such credit risk, remained high due to the continued operational and financial issues caused by COVID-
19. In view of disruption to business and consumer aclivily, bespoke support has been provided to customers on o case-by<case basis, which
includes rent deferrals, rentree periods and other arrangements reflecting the position of each customer. Rent receivable balances are prowded
by applying the IFRS 9 ‘Financial Instruments’ expected credit losses which uses a lifetime expected loss allowance. .

In assessing the provision the Group-identifies risk factors associated by sector (F&B, retail, office, leisure and residertial] and the type of rent receivable
outstanding {rent arreors, service charge, insurance, other). In determining the provision on o tenant by tenant basis, the Group considers both recent
payment hislory and future expeciations of the tenant's ability lo-pay or possible default in order 1o recognise an expected credit loss allowance.

Trade receivable balances are written off when there is no reasonablc expeciation of recovery. Indiculors that there 1s no reasonable recovery
include the failure of the debtor to engage in a repayment plan with the Group and a failure to make contractual payments.

The amounts of trade receivables presented in the bolonce sheet are net of impairment for doubiful receivables.
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Notes to the accounts continued

27 Financial risk management continued
Credit risk continued
Ageing of gross rade receivables and loss allowances were os follows:

2021 . ’ 2020

£m £m
! Gross ,l Gross )

carrying Loss carrying Loss

. amount allowance amount allowance

Not yet due . 0.6 {0.3) 20 (0.6)
090days . : ~ 65 (4 119 (4.5)
91-180 days ; : ) . 5.1 ) (0.4) 14.2 (2.0}
Over 180 doys ' ‘ 9.2 (8.8) 6.6 15.3)
Trade receivables ‘ 214 {(10.9) 34.7 (12. 4)

As at 31 December 2021 there is a provision for rade receivables of SIO 9 million {2020: £12.4 mlllxon) The tolal expense for the year is £nil
(2020: £14.0 million), as shown in note 5 ‘Cost of sales’, reflecting impairments during the year and movement in the provision.

As the Group operates predominantly in central london, it is subject to some geographical risk. However, this is mitigated by the extensive range
of tenants from vorying business sectors ond the credit review process os noted above.

Oiher receivables in 1 the prior yeor included £15.1 million of deferred consideration in respect of the Earls Court Properties dlsposol in 2019, os
this was held af the net present value of future cash flows after deduction of the lifetime expected loss allowance. In November 2021, the remaining
deferred consideration balance of £15.7 million was received, nel of a £0.5 million working copital adjusiment.

Amounts receivable from joint ventures:

Included within receivables, net of impairment is £22.8 million (2020: £nil) of amounls advanced-to LSV. The carrying volue of the investment

in LYV is £nil (2020: £nil} os the Group's share of losses exceeds the cost of its investment. Tolal funding advanced fo LSV, including the interest
bearing loon to the joint venture of £163.0 million hos been impaired by £22.7. million. Details of the impairment and current yearwrite back are
sef out in note 9 ‘Change in value of investments and other receivables'.

in the prior yeor tofalfunding advanced to LS}V included the deep discount bonds of £188.7 million which had been impaired by £103.7 million -
{cumulative), The DDB's were redeemed in the current year and previous impairments were reversed as a result.

LYV is in o net liability position due to carrying trading properly af the lower of cost ond net realisable value and the amortisation of the previously
issued deep discount bonds. However, based on @ market valuation undertaken by the Group's voluers JLL, there is an unrecognised surplus-of £0.1
million (Group share) as at 31 December 2024 . This surplus will only be evidenced on sale of trading property when significant risks and rewards
have transferred to the buyer. Therefore, while lillie Square demonstrates posilive pricing evidence commercially and funding provided is not
deemed to be at risk of default, for reporting purposes the Group s required to allocate losses against amounts advanced to LS|V, 1o the extent that
losses do nol exceed Ihe investment, until the unrecognised surplus on trading properly is realised through sale.
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27 Financial risk management continued
Credit risk continued

Cash, deposits ond derivative financial instruments:

The credit risk relating to cash, deposits and derivative financial instruments is actively managed by Group Treasury. Relationships are maintoined
with a number of institulional counlerparties, ensuring compliance with Group cash investment policy reloting to limils on the credit ratings of
counterparties. The maximum exposure to cash and deposits as at 31 December 2021 amounted to £341.7 million (2020: £375.8 million),
including the Group's share of joint venture cash. The maximum fair value exposure to derivative financial instruments is £31.0 million (2020:

" £22.5 million).

’

Gross carrying value and loss ollowantce of other receivables {excluding trade receivables) are set out in the table below:

- . 2021 2020 .
- £m £m
Gross Gross
carrying Loss carrying Loss
' amount  allowance amount allowance
_ Amounts receivable from joint ventures » ’ ' . 1064 - (22.7) "188.7 (103.7)
Other receivables' ' : © 422 {3.3) 37.2 {6.1)

1.£3.3 million {2020:£6. 1 million) loss oflowance relotes io the provision against tenant lease incentives. An addilional amount of £5.0 million has also been derecognised in
the prior year for ienanls who have fallen into adminisiration or vacaled in the year.

Capital structure

The Group seeks to enhance shareholder value both by investing-in the business so as to improve the return on investment and by managing the
- capital structure approprialely. The Group uses a mix of equity, debt and other finoncial instruments and aims to access both debt and equily capital
markets efficiently. :

The key ratios used to monitor the capital structure of the Group are net debt to gross assets and the inlerest cover ratio. The Group aims not fo
exceed on underlying net debt o gross assels ratio of more than 40 per cent and to maintain interest cover above 125 per cent. These ratios ore
disclosed on o Group shore boasis in line with the reporting of this information internally to manogement. These melrics are discussed in the Financial
Review on poge 64.

- ~ 2021 2020 -

Net debt to gross assets : ‘ £m £m
Total assels ‘ 2,808.1 2,954.8
less: cash ‘ : (341.7) . {375.8)
, ) : ' 2,466.4 2,579.0
Neideb . o _ E - (599.3) (710.4)
243% 27.5%
The maximum nel debl to gross assets ratio for the year was 27.5 per cent ond occurred in January 2021.

2021 2020

Interest cover . : £m Em
Finance costs . A . (31.8) (24.3)
Finance income - 0.4 0.5
- , ' . (31.4) (23.8)
Underlying operating profit : . ) : 35.0 18.1
’ ' 111.5% 76.1%

The minimum interest coverage ratio for the year was 76.1 per cent and occurred on 1 January 2021.

The Covent Garden debt facilities have two principal financiol covenants, being a loan to value ratio of up to 60 per cent and interest cover

of at least 120 per cent. Loan to value is colculated based on total borrowings less cash divided by the market value of the portfolio. As at

31 December 2021 the loon to value is 14.7 per cent {2020: 19.3 per cent]. Interest cover ratio is colculated: based on net rental income less o
fixed adminisiration cost divided by net finance costs. As ot 31 December 2021 the interest cover ratio is 225.1 per cent (2020: 53.8 per cent).
The interest cover ratio covenant hod not been met for 31 December 2020 but a covenont waiver for that period and up fo and including

31 December 2021 was in"place.
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Notes to the accounts continued

27 Financial risk management continued
Fair value estimation

Financiol instruments carried of fair value are required to be analysed by level depending on the voluation method odopted under IFRS 13. The
different valuation levels ore defined in note 16 ‘Property portfolio’.

The tables below present the Group's financial assets and liabilities recognised at fair value al 31 December 2021 and 31 December 2020.
There were no transfers between levels during the year.

2021 : ’ 2020
Level 1 Level 2 Level 3 Total Level 1 Level 2 Level 3 Total
£m £m £fm . £m £m £m -’ £m £m
Financial assets at fair value through ) ' ' .
profit or loss ‘
Listed equity investmenl 596.4 - - - 596.4 5518 © - - 551.8
Held for trading assets ‘ ' ' )
Derivalive financial asses - 1A - 1.1 - - - -
Total assets , 596.4 1.1 - 597.5 551.8 - C- 551.8
Held for trading libilities . . , . .
: Derivative financial liabilities - (32.1) - {32.1) - 22.5) - (22.5)
Total liabilities - (32.1) - (32.1) - (22.5) - (22.5)

The fair volues of derivative finonciol instruments are determined from observable market prices or estimated using appropriate yield curves af 31

December each year by discounting the fulure contractual cash flows to the net present values. Listed equity investments are carried at foir value on
. the balance sheet and representing level 1 fair value measurement. The foir value of listed equily investments are based on ‘quoted market prices

troded in active markets. ’ ’

The foir volues of the Group's cash and cash equivalents, other financial assets carried ot amortised cost and other finoncial liobilities are not”
materially different from those ot which they are carried in the financial statements. :
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28 Deferred tax

The change in corporation tox rote referred 1o in note 12 Taxation’ hos beén enacted for the purposes of 1AS 12 “Income Toxes' (*IAS 127)
and therefore has been reflecied in these consolidoted financial stotements based on the expected timing of the realisation of deferred tox.

Deferred tax on investment and development properiy is colculated under IAS 12 provisions on o disposals basis by reference to the properties’

original tox base cost. Properiies that fall within the Group's qualifying REIT activities will be outside the charge to UK corporation tax subject to

certain conditions being met. The Group's recognised deferred tax position on investment ond development property as calculated under IAS 12

is nil.ot 31 December 2021 {2020: nil):

A disposol of the Group's trading properties ot their market volue as per note 16 ‘Propery portfolio’, before utilisation of carried forward losses,
would result in a corporation lax charge to the Group of nil (19 per cent of O.1 million). .

Fair value of

Accelerated derivative * Other Non-REIT
capital financial temporary roup
allowances instruments differences osses Total
. £m | £m ,  Em £m £m
Provided deferred tax provision:
A 1 Jonuary 2020 : 0.1 (0.8] {1.9) (4.0) (6.6}
Recognised in income 0.1 (1.3) 1.0 0.4 0.2
Adjusiment in respect of rate change ) - 10.2) {0.2) N (0.4)
At 31 December 2020 . . 0.2 (2.3) ] f1.1) (3.6) (6.8)
Recognised in income ! 0.1 2.2 {0.5) - 1.8
Adjustment in respect of rate change . . - - - (1.1) (.1)
At 31 December 2021 0.3 {0.1) 1.6) - 4.7) (6.1)
Unprovided deferred tax assels:
Al 1 Jonuary 2020 ' - - - (10.3)
Income statement ilems ‘ . - - - 20
Al 31 December 2020 LV T - - - (8.3)
Income stalement items 7 9.1)
At 31 December 2021 {17.4)

In accordance with the requirements of IAS 12, deferred tox assets are only recognised o the extent that the Group believes it is probable that

future taxable profit will be available ogainst which the deferred tox assets can be recovered.
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Notes to the accounts continued

:

29 Share capital and share prem|um '

Group and Company
. lssue Share Share
o . Transaction price ‘Number capital premium
Issue type date (pence) of shares £m' . ~ £m
" At 1 Jonuary 2020 ‘ 854,299,163 2136 - 228.9
Share buyback! . Februory/March . {6,060,000) {1.5) : -
Scrip dividend - 2019 final . May | 152 2,530,598 .. 0.6 3.3
Shore-based payment! ) - 313,882 0.1 -
At 31 December 2020 , , 851,083,643 2128 232.2
Scrip dividend — 2021 interim _September 176 153,071 - 03
Shorebased payment? . ) 35,958 - -

At 31 December 2021 | : : N -851,272,672 212.8 232.5

1. Nominal value of share capital of 25 pence per share
2.In aecordance with the cutharity granted by-shareholders af the Compony’s Annual Generol Meeting on 3 Moy 2019 and-os part of its shore repurchase programme,
between 26 February 2020 and 20 March 2020 finclusive}, the Company puichosed ond subsequently cancelled 6,060,000 ordinary shares.

3. In 2020 o total of 313,882 new shares were issued fo satisty employee share scheme awards.
4.1n 2021 o total of 35,958 new shares were issued fo satisly employee share scheme awards. _ ) ,

At 22 February 2022, the Company had an unexpired authorily to repurchase shares up to a moximum of 85,111,960 shares with a nominal
value of £21.3 million, and the Directors had on unexpired outhority to allot up to @ maximum of 566,692,583 shares with a nominal value of
£141.7 million of which 283,422,827 with o nominal value of £70.9 million can only be allotted pursuant to a fully pre-emptive rights issue.

30 Capital commitments

At 31 December 2021, the Group was contractually committed to £4.1 million (31 December 2020: £0.8 million) of future expenditure
for the purchase, consiruction, development and enhancement of investmeni, development and trading property. The full amount is commmed
2021 expenditure.

The Group's share of joint venture capital commitments arising on LS|V omounts to £1.3 million (2020: £1.4 million).

31 Contingent liabilities

The Group has contingent liabilities in respect of legislation, sustainability targets, legal claims, guaraniees and warranlies arising from the ordinary
course of business. There are no contingent licbilities that require disclosure or recognition in the financial statements.
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32 Cash flow information
(a) Cash generated from continuing operations

2021 2020
. Continuing operations ¢ Note £m £m
Profit/(loss) before tax 30.0 {704.7)
Adjustments:
Loss on revaluation and sale of investment and development property 8 15.8 693.1
Change in value of invesiments and other receivables ] ) (v 1.6.) 28.2
Fair value gain of finonciol assels at fair value through profit or loss 19 (44.6) (50.9)
Depreciation . ‘ 7 0.2 1.5
Amortisation of tenant lease incentives and other direct cosls 0.1 23.4
Expected credit loss - 14.0
Sharebased payment! 34 . 1.5 - 1.4
Finance income 10 {0.5) (0.5)
Other finance income ) ' 10 8.1) (20.5)
Finance cosls 11 31.7 241
Other finance cosls 1 1.8 0.6
Change in.fair volue of derivative financial instruments 20 1.9 14.5
‘Change in working capital: -
lChcng-e in rade and other receivables 40 " {37.5)
Change in rade and other poyables (4.3) {19.0)
Cash generated/|utilised) from operations - 27.9 (32.3)
1. Relates io the IFRS 2 'Sharebased payment’ charge. Refer to note- 34 *Sharebased payments’ for further details.
(b) Reconciliation of cash flows from financing activities
The table below sets out the reconciliation of movements of liabilities to cash flowsAcrising from finoncing ocivities:
' ‘ Derivative
|icbi|i|z;- Total [iclbilit_ies
Long-term Short-term hang from fi 9
borrowings borrowings. bond _ activities
Note £m £m £m £m
Balance at 1 January 1,079.0 1.6 15.3 1,095.9
Cosh flows from financing aclivities
Repayment of revolving credit facility 24 (140.0) - - (140.0)
Principal element of lease payment - {0.2) - (0.2)
Toial cash flows used in ﬁnon‘cing aclivities {140.0) (0.2) - (140.2)
Non-cash movements from financing aciivities ’
Amortisalion 4.2 . - 4.2
Lease liability (2.9 0.7) - (3.6)
Changes in fair volue ) - - 16.8 16.8
Total non-cash flows from financing acliviies 1.3 0.7) 16.8 17.4
Balance ot 31 December 940.3". 0.7 321 973.1

~
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Notes to the accounts continued

33 Related party transactions

{a) Transactions with Directors

. 2021 2020

Key g t comp tion' ' £m £m

Salaries and shorterm employee benefits ’ . 39 2.3
Sharebased payment ) 1.2 09 -

T . 51 3.2

I Key manogement comprises The Direciors of the Compony who have been defermined lo be the only individuals with authority and responsibility for plonning, direcling and
controlling the aciivities of the Company. .

Share dealings

No Director had any dealings in the shares of any Group company between 31 December 202} and 22 Februvo\ry 2022, being o date less
than -one month prior to the date of the nofice convening the Annual General Meeting.

Other than as disclosed in these accounts, no Director of the Company had a material interest in any contract {other than service contracts),
transaction or arrangement with any Group company during the year ended 31 December 2021.

(b) Transactions between the Group and its jéint ventures

Transactions during the year between the Group and its joint ventures, which are related parties, are disclosed in notes 18 “lnvestment in joint
ventures’, 21 ‘Trade and other receivables’ and 30 ‘Copircl commitments’. During the year the Group received-management fees of £0.7 million
{2020: cost of £1.0 million) that were charged on an arm’s Iength basis. ’

Propeny purchased by Directors of the Company

A relaled party of the Group, Lillie Square GP Limited, entered inlo the followmg related parly transoctions as defined by 1AS 24 ’Reloted Party
Disclosures:

— Henry Staunton, Chairman of Capital & Counties Propemes PLC, and Situl Jobanputra, Chief Fmonctol Officer of Capital & Counties Properties
PLC, either solely or together with family members, own apartments in the Lillie Square development. The disclosures in respect of these purchases
were included in previous financial statements. In oddition, Henry Staunton, together with a family member, owns o cor park space in the Lillie
Square development. .

- As owners of apartments and car park space in the Lillie Square development, the Directors are requnred lo pay annual ground rent and
insurance premium fees and bi-annual service charge fees. During 2021, £16,021.60 had been received in relation lo these charges.
£217.02 of such charges for 2021 remained outstonding as at 31 December 2021. Certain paymentis in relation to these charges were
made in odvance and £54.35 had been received in advonce as at 31 December 2021

The obove transactions with Directors were conducted at fair and reasonable morket price based upon 5|m||c1r comparable transactions of that time.
Where applicable, appropriate approval has been provided.

Lillie Square GP Limited acls in the capacity of generol partner o Lillie Square LP, a joint veniure between the Group ond KFl.

34 Share-based payments

The Group operates a number of shore-based payment schemes relaling 1o employee benefiis and incentives. All schemes are equily seftled

with the increase in equity measured by reference io the fair value of the Group's equily instruments at the grant date of the share awards. The
corresponding expense is recognised on a straightline basis over the vesting period based on Group estimotes of the number of shares that are
expecled fo vest. The lotal expense recognised in the consolidaled income siatement in respect of share-based poyments for 2021 was £1.5 million
{2020: £1.4 million). All options hove a vesting period of three years ond o maximum contractual life of 10 years. The fair value of share awards
is determined by the market price of the shares ot the grant dote.

Full details of the performance criteria, vesting oulcomes and any oddmonol holdmg periods for the performance shore plan are set out within the
Directors’ Remunerohon Report on pages 106 to 120.

N

1. Performance share plan

Market value and nil cost options to subscribe for ordinory shores and conditional owards of free shares may be awarded under the Performance
Share Plan (*P5P"), und could previously be awarded under the former Performance Share Plan r Former PSP*}. The Company may make o
proportion of awards as HMRC opproved market value opfions.

Share options outstanding at 31 December 2021 were exercisable between nil pence and 242 pence ond have o weighted averoge remaining
contractual life of six years and are exerciscble between 2022 ond 2031.
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34 Share-based péyments continued
(a) Market value option awards

2021 2020
Number - Weighted . Number Weighted
of market average of market average
value exercise price  ° value exercise price
options (pence) options {pence)’
Oulslonding ol | Jonuory 605,884 231.6 907,020' 228.8
Awarded during the year ’ 188,170 168.0 - 102,886 201.4
. Forfeited during the year 75,239) (238.4) {280,094) (260.7)
Exercised during the year' (27,793} (157.7) {123,928) {119.8)
Outstanding at 31 December 691,022 216.5 605,884 23).6
Exercisable ot 31 December - 27,793
1. The weighted overage share price af the date of exercise wos 180.8 pence (2020: 234.5 pence).
{b) Nil cost optioﬁ awards
Number of nil cost options
2021 2020
Qutsianding at 1 January . 5,690,598 4,040,887
Awarded during the year 2,518,456 2,681,894
Forfeiled during the year (1,275,594) (1,032,183)
Outstanding at 31 December 6,933,460 5,690,598
Exercisoble ai 31 December 189,970 29,528
{c) Deferred share awards ) .
‘ Number of deferred share awards
2021 2020
Quistonding al | Jonuary 1,948,215 3,443,305
Awarded during the year 890,188 728, 195’
Forfeited during the year (682,852) (1,797,674)
Exercised during the year (8,165)" (425,611)
. Outstanding at 31 December 2,147,386 1,948,215

2. Fair value of share-based payment

The foir value of share awards is colculated using the Black-Scholes option pricing model for the half that is subject to the tolal refurn performance
condition and using the stochastic pricing model for the half that is subject to the total shareholder return performance condition. Inputs to the models

for share awards during the year are as follows:

2019

Year of share award 2021 2020 2018
Closing share price ot gront date 173p 209p 241p 270p
Exercise price 0-188p 0-201p 0-241p 0-270p
Expecled option life * 3-6.5years 3-6.5 years 3-6.5 yéors 3-6.5 years
Risktree rofe 0.2-0.5% 0.2-0.3% 0.6-0 8% 09-1.3%
Expecied volatility 323-43.1% 26.8-33.0%  23.7-246%  24.3-30.0%
' Expecled dividend yield" 0.6% 0.7% 0.6% 0.6%
Average shére price - 167p 162p 238p 274p
Value per option : 48-137p 40-142p 26-87p 33-115p

1. Expected dividend yield is bosed on public pranouncemenls cbout fulure dividend levels; all other measures are based on historical doto.
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Notes to the accounts continued

35 Related undertakings’

The Company's subsidiaries and other related undertakings at 31 December 2021 are hsted on the following pages. All Group entities are
included in the consolidated finoncial statements. ’

Unless otherwise stated, the Company holds 100 per cent of the voting rights and beneficial interests in the shares of the following subsidiaries. The
share capilal of each of the companies, where applicable, comprises ordinary shares unless otherwise stated.

Registered address: Regal Hc;use, 14 James Streel, london, WC2E 8BU

Related undemking; .

20 The Piazza Limited. - Capital & Counties timited'-?
~ 20 The Piazza Management Limited CG Investments ZOlélGP Limited*
22 Southompton Street Limited . . CG Investments 2016 LP3 .
22 Southampton Steet Management Limited CG Investments 2016 Nominee Limited* -
34 Henrietto Street limited : CG Treosury Limited'
- 34 Henrietta Street Management Company Limited Covent Garden (43 Managemenl) Limited
C & C Management Services Limited' . Covent Garden {49 Wellington Street] limited
C&C Properties UK Limited" Covent Garden Group Holdings Limited v
Capco CG 2012 Limited? Covent Garden Holdings [No. 1] limited
Capco CG 2012 Nominee Limited * Covent Garden Holdings (No.2] limited
Caopco CGP 2012 LP5 Covent Gorden Management Services Limited
Capco Covent Garden Limited* o ) Floral Court Collection Management Limited
Capco Covent Garden Residential Limiled Floral Court Limited
Capco Group Treasury Limited' i Innova Invesiment Partnership GP Limited {50%)°
Capco Investment Llondon Limited' Innovo Investment limited Parinership (SO%
Caopco Investment London 2 Limited' - Innovo Investment Group Holdings GP Limited
Capco Investment Llondon {No. 1) Limited . Innovo Investment Group Holdings (P
Capco Investment London {No.2} limited - “Innova Investment Grou§ Holdings Nominee Limited
Capco Investment London {No.3) Limited : ) Innova Invesiment Management Limited
Capco Invesiment London {No.4) Limiled ! ' lilie Square Clubhouse Llimited {50%}°
Capco Investiment London (No.5] Limited lillie Square Developments Limited {50%)*
Capco london Limited ’ - lillie Squore GP Limited {50%)*
' Capital & Counties CG limited Lillie Square LP (50%)°
Copi!ol & Counties CGP ' Lillie Square Management Limited (50%)*
Copital & Counties CG Nominee Limited ' . Lillie Square Nominee Limited {50%)*

1. Direct undertakings of the Parent.

2. Nomvoling deferred shares.

3. Equity accounted joint ventures. ) ‘ -
4. Dissolved on 28 September 2021.

5. Dissolved with effect from 30 June 2021.

N
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35 Related undertakings continued

'Registered address: 27 .Esplonode, St Helier, Jersey, JE1 1SG
Related -undertakings . . .
‘Capital & Counties CG (No. 1 limited CG Investments 2016 {No. 1) Limited?

Capital & Counties CG [No. 2] Limited ' CG Investments 2016 {No. 2) Limited®

Copital & Counties Properiies {lersey) 3 limited’ CG Investments 2016 Group Limited?

Capvestco 2 Limited" Covent Garden limited

Capvesico 3 limited" ) Covent Garden LP timited®

Capvesico 3 Holdings limited ' Innova Investment Group Holdings LP Limiled
. Caopvesico Earls Court Limited . . Innova Investment Holdings Limiled

Capvestco Limited' . Lillie Square LP Limited

1. Direct undertakings of the Parenl.

2. Dissolved on 5 August 2021.
3. Dissolved on 4 August 2021.

4. Dissolved on 9 August 2021.

Registered oddress: 33 Cavendish Squore,' london, W1G 0PW
Related undertakings ’

Greal Capital Parinership (G.P.) limited (50%)' . The Great Capital Porinership [50%)'
Great Capital Property Limited {50%)" B

1. Equity accounted joint ventures.

36 Events after the reporting date

On 28 Jonuary 2022, the Group served notice to prepay £7.5 million private plocement loon nofes, consisting of £37.5 million loon nofes set lo

mature on 16 December 2024 with an interest rate of 3.63 per cent and £37.5 million loan notes set to mature on 16 December 2026 with an

interest rate of 3.68 per cent. The. prepaymant is set to occur on 28 February 2022 ot a cost of approximately £81 million including make-whole

costs. As a result of the prepayment, the pro formo weighted overoge debl molunly on drawn facilities will increase to 5.0 years and the weighted
. average cost of debt will reduce to 2.7 per cent.:
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~

Capital & Counties Properties PLC
company balance sheet

as at 31 December 2021

. _ 2021 2020
Note £m Em

* Non-current assets )
Properly, plont and equipment Il - 3.8
Investment in Group companies il 5164 5164

. 516.4 520.2 .
Current assets ) .
Trade and olher receivobles Vo 1,793.6 17949
1,793.6 1,794.9
- .
Total assets B 2,310.0 2,315.1
Non-current liabilities
Borrowings, including lease liability \% (264.1)A (263.2)
Derivative financial instruments v {32.1) (15.3)
(296.2) (278.5)
Current liabilities ' .
Borrowings, including lease liability v - (0.9) ‘
Trade ond other payables {0.9) {(1.5)
(0.9) (2.4)

) Total liabilities (297.1) (280.9)
Net assets 2,0129 2,034.2
Equity .

Share capilal 29 212.8 212.8°
Other componenls of equity 1,800.1 1,821.4
Total equity 2,012.9 2,034.2

The loss for the year attributable 1o sharehclders of the Company is £18.6 million (2020: £7.1 million). References in roman numerals refer to

the notés to the Company financiol stotements, references in numbers refer to the notes to the Group financiol statements.

_These financial statements of Capital & Counties Propemes PLC [registered number: 071 45051] have been approved for issue by the Board -
of Directors on 22 Febryary 2022 and signed on iis behalf by:

lan Hawksworth

Chief Executive

Situl Jobanputra
Chief Financial Officer
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Capital & Counties Properties PLC
company statement of changes in equity

for the year ended 31 December 2021

’

Share-based

Capital
. Share Share  redemption Merger poyment Retained Total
. capital premium reserve reserve’ reserve earnings equity
Note £m £m £m £m £m : £m £m
"Balonce ot 1 Jonuary 2020 ~ , 213.6 - 2289 . 367.6 6.0 1,240.3 2,056.4
Loss for the year ) . - - - - - (7.1} 7.1)
Totol comprehensive income for i :
the year ended 31 December 2020 - - - - - (7.1} 7.1)
Transactions with owners '
Ordi‘novy shares issued” 29 0.7 3.3 - - - - 4.0 .
Shore buyback 29 {1.5) - 15 - - {11.8) (11.8)
Dividends 14 - - - - - (8.5) (8.5)
‘Realisation of merger reserve! - - - (53.9) - 539 -
Realisation of share-based poyment ! B
reserve on issue of shares - - - - {0.9) 0.8 {0.1)
Fair value of sharebased payment .- - - - 13 - 1.3
Total transaclions with owners {0.8) 3.3 1. (53.9) 0.4 34.4 {15.1)
Balonce ot 31 December 2020 212.8 '232.2 1.5 313.7 64 1,267.6 2,034.2
Loss for the year . - - - - - - (18.6) {18.6)
Total comprehensive income for '
the year ended 31 December 2021 - - - - - (18.6) {18.6)
Transactions with owners
Orainory shares issued” 29 - 0.3 - - - - 0.3
Dividends e, - - - - - 4.3) (4.3
Reolisation of merger reserve' - - - {20.0) - 20.0 -
Reglisation of share-based payment
reserve on issue of shorgs ) - - - - 0.2) - (0.2)
Fair value of sharebased payment - - - - 1.5 - 1.5
Total transactions with owners - T 03 - (20.0) 1.3 15.7 (2.7)
Balance at 31 December 2021 ‘ 212.8 232.5 . LS5 - 293.7 7.7 1,264.7 12,0129

reserve do not currently meet the criteria for qualifying consideration an

. Represents nonqualifying consideration received by the Group followmg the share placing in May 2014 and previous share placements. The amounts taken to the merger
therefore will not form part of distributable reserves os they form part of linked ransactions. Reolised

merger reserve relotes 1o disposal of Southampton Street properties dunng the year [2020: the Wellington block during the prior year} as these properties were originally

acquired using proceeds from the shore placement.

2. Share premium includes £0.3 million of ordmcly shares issued relating to the 2021 bonus issue (2020: £3.3 million) in lieu of cash dividends. Refer to note 14 ‘Dividends’

tor hurther information.
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Capital & Counties Properties PLC |
company statement of cash flows o '

for the year ended 31 December 2021

2021 2020 .
.Note . £m £m
Cash flows from operating activities . ' .
) Cash generated/|ulilised) from operations ) Vil 8.8 (257.7)
Interest paid ) ’ (4.6) -
Net cash inflow/{outflow} from operating activities . Lo . 42 (257.7)
Cash flows from financing activities
Share buyback ’ ' . i . : ' - {11.8)
Borrowings drawn : . - 2750
Principal elemen of lease payment L. ] . : (0.2 ; 'IO.Q)
Cash dividends poid . _ . ) 14 ‘ (4.0) ' (4.6)
Net cash (outflow)/inflow from financing activities . , . . ! (4.2} 257.7
Nel increase in cash and cash equvivollems : : . ’ - -
Unrestricted cash and cash equivalents af 1 January . ) . - -
Unrestricted cash’and cash equivalents ot 31 December : o = -
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Cépital & Counties Properties PLC ‘
notes to the company accounts |

I Principal accounting policies

General information !

Capital & Counties Propetties PLC (the “Company”} wos incorporated and registered in England and Wales and domiciled in the United Kingdom
on 3 February 2010 under the Compoanies Act as a public compony limited by shares, registration number 714505 1. The registered office of the
Company is Regal House, 14 Jomes Street, London, WC2E 8BU, United Kingdom. The principal activily of the Company.is to act as the ultimate
parent company of Capital & Counties Properties PLC Group (the "Group”), whose principal activily is the investment, development and
management of property.

Basis of preparation
The Company's financial statements are prepared in accordance with International Financial Reporting Standards [“IFRS”) and in accordance with
UK-adopted international occounting stondards in conformity with the requirements of the Compoanies Act 2006.

The financiol statements have been prepared under the historical cost convention as modified for the revaluation of derivative financial instruments.

The Directors have token advantage of the exemption offered by section 408 of the Companies Act 2006 not to present o seporote income
stotement or statement of comprehensive income for the Company.

In the current year, the Company has opplied the amendments to IFRS Standords and Interpretations issued by the Board as set out in the accounling
policies of the Group on page 138 that are effective for annucl periods that begin on or ofter 1 Janyory 2021. Their adoption hos not hcd any
material impact on the disclosures or on the amounts reported in these financiol statements.

Investment in Group companies *

Investment in Group companies, which eliminates on consclidation, is stated in the Compony's separate finoncial statements ot cost less impairment
losses, if any. Impairment losses are determined with reference to the invesiment's fair volue less estimated selling costs. Fair value is derived from
the subsidiaries’, and their subsidiaries’, net ossefs of the bolance sheet dote. On disposal, the difference between the net disposol proceeds and
its carrying amount is included in the income statement.

Other

Accounli"ng policies for going concern, sharebased poyments, cash and cosh equivalents, rade and other receivables, borrowings, derivative
financial instruments and trade and other payables are the same os those applied by the Group and are set out on pages 138 to 146. All
other accounting policies have been applied consistently. No significant areas of estimation and uncertainly have been identified.

The auditors’ remuneration for audit and other services is disclosed in note 7 to the Group accounts.

Il Property, plant and equipment

2021 2020

£m £m

Gross carrying value at | Jonuary 54 54
Accumulated depreciation af 1 January ) 1.6) 0.7}
Net carrying value at 1 January . ' 3.8 4.7
Disposals' . . ) (3.8) -
Depreciation charge - (0.9)
Net carrying value at 31 December - 3.8

1. Property consisted of leased office buildings which the Group vacoted during the year via a lease lo o third porly. The Group incurred lease ossngnmen! costs of £1.8 million.

Delails are set out in note 7 *Administration expenses'.

ill Investment in Group companies

2021 2020
£m £m
At 1 January 5164 516.4
At 31 December 516.4 516.4
Investments in Group companies are carried at cost less impairment |osses if any. An impairment test is performed on on onnu0| bOSIs
An impairment charge of £nil was recorded in the current year [2020: £nil).
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Notes to the company accounts contmued

IV Trade and other receivables -

2021 2020
£m £m

Current . . . )
Amounts owed by subsidiaries ) ) N 1,793.2 1,794.4
Prepayments and accrued income ' ’ v ‘ 0.4 0.5
" Trade and other receivables . 1,793.6 1,794.9

An impairment tesl is performed on an annual basis to determine the recoverability of amounts owed by subsidiaries. An impairment chorge of Snil
waos recorded in the current year (2020: £nil).

\' Borrowingé, including lease liability

B

2021 :
Carrying Fixed Floating Fair Nominal
value Secured Unsecured rate rate value value
. £m £m £m £m £m ’ £m £m
" Non-current ' -
Exchangeoble bonds C ) 264.1 264.1 - - 264.1 - - 259.1 2}5.0
. Borrowings . 264.1 264.1 - 264.1 - 259.1 275.0
Total borrowings 264.1
. 2020 _
Corrying - ’ Fixed Floating Fair Nomindl
value Secured Unsecured rate rate value - value
i £m £m £m £m £m Em £m
. Current . . ’ ‘
Lease liability obligotion : 0.9 - 0.9 - 09 - 09 - 09
Borrowings, including lease liability 0.9 - 0.9 0.9 - - 0.9 0.9
Non-current : ' .
Exchangeoble bonds 2603 ©  260.3 - 2603 © - 269.4 2750
Borrowings o 260.3 2603 - 260.3 - 269.4 275.0
Lease liability obligation 2.9 : - .29 29 R 2.9 2.9
Borrowings, including lease liability 263.2 260.3 © 29 263.2 - 272.3 2779
Total borrowings, including lease liability 264.1

The fair volues of the Company's borrowings have been estimated using the market volue for floating rate borrowings, which approximates nominal
value, and discounted cash flow approach for fixed rate borrowings, representing level 2 foir value meosurements os defined by IFRS 13. The
different valuation levels are defined in note 16 "Property portfolio’.

The lease liability of the Company related to the lease liability over corporate premises. The company ossvgned the leose fo a new tenant and vacored the
premises dunng the yedr. Delails of this lease is st out in note VIl ‘Leose liability'.

2021
Current Non-current  Cash and cash

. borrowings borrowings “equivalents Ne' debt
Anglysis of movement in net debt . : ) £m £m £m £m
Balance ot | J—onuory . ‘ " : 0.9 263.2 .- 264.1
Other net cash movements . T (02) (4.4) - {4.6)
Other nor-cash movements ) 0.7) 53 . - 46
Balance at 31 December . - 264.1 ’ - 264.1
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* V Borrowings, including lease liability continued

2020
. , Current Non<urrent  Cash and cash .
borrowings borrowings equivalents Net debt
Andlysis of movement in net debt £m £m £m £m
Baolance ot 1 jonuary 0.9 3.8 - 4.7
Borrowings drawn ’ N - 265.2 {265.2) \ -
Other net cash movements 0.9} 6.7) 265.2 L2576
Other non-cash movements 0.9 0.9 - 1.8
Balance at 31 December 0.9 263.2 - 264.1
The maturity profite of gross debt {excluding lease liobilities) is os follows:
‘ 2021 2020
£m £m
Wholly repayable in more than two years but nol more than five years £ 275.0 -
Wholly repayable in more than five years i - 275.0
275.0 275.0
Vi Derivative financial instruments
. 2021 2020
Derivative liabilities £m £m
Non-current
Derivotive liability ~ exchangeable bonds' (32.1) {15.3)
Derivative finoncial liabilities (32.1) {15.3)

1. On 30 November 2020 the Group issued £275 million of secured exchangeable bonds maturing in March 2026. The notesare exchangeable into cash or ordinary
shares of Shaftesbury. The net proceeds received fiom the issue of the exchangeable bonds have been split between the financiol liability element and an option component,
representing the fair value of the embedded option to convert the financial libility into equily of Shofiesbury. The debt component is accounted for of omortised cost ot the
effective interest rate method and the derivative liability is accounted for of fair value through profit of loss.

Vil Lease liability .
Lease liability included within property, plant and equipment

(a) Minimum lease payments under lease obligations

2020

* 2021

£m £m

Not later than one year - ' - 0.9

Loter thon one year and not loter than five years - 3.0

' A - 3.9

Future finance charges on leose liabilities - {0.1)

Present value of lease liability obligations - 3.8
(b) Present value of minimum lease obligations

‘ ‘ 2021 2020

. £m £m

Not loter than one yeor = 0.9

Later than one year ond.noi later than five years - 2.9

- 3.8

N

Lease liobilities included under property, plant and equipfnént were in respect of a lease over office buildings occupied by the Group. The Group

assigned the lease to a third porty ond vacatéd the premises during the yeor.
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Notes to the company accounts continued

VIl Cash flow information ~
(a) Cash generated from continuing operations K

_ 2021 2020
Continuing operations ’ £m £m
(Loss)/profit before tax o : _ (18.6) (6.8)
Adjustments: ' 4
Depreciation - 0.9
Finance costs ) . . 8.2 1.0
Other finonce income ) : o . : : (10.8) _ 6.9}
Chdnge in fair value of derivolive financial instruments N : . 168 5.5
Change in working capital: .
Change in trade ond other receivables o ‘ 10.5 (246.3)
Change in tade ond other poyablés : . 27 . {5.1)
Cash generated/(utilised) from continuing operations ’ 8.8 (257.7)
(b) Reconciliation of cash flows from financing activities !
The iable below sets out the reconciliation of movements of liabilities to cash flows arising from financing activities:
Derivative
: liability - Total liabilities
Long-term Shortterm  exchangeable  from financing
borrowings borrowings bond activities
Note £m " £m £m . £m
Balance at 1 January . 263.2 0.9 15.3 279.4
Cash flows from financing activities .

Principal element of lease payment : ) - (0.2) - {0.2)
Tolal cash flows used in financing aclivities , : - (0.2) - (0.2)
Non-cash movements from financing activities ’ )

Lease liability . : " pe (0.7) - (3.6)

Amortisation 3.8 - . - 3.8

Changes in fair valve . A - - 16.8 16.8
Total non-cash flows from finoncing activities 0.9 0.7) 16.8 . 17.0
Balance at 31 December . 264.1 - 321 296.2

IX Related party transactions
_(a) Transactions between the Parent Company and its subsidiaries
Transactions between the Parent Company ond its subsidiaries, which are related parties, have been eliminated on consolidation for the Group.

Significont transactions between the Parent Company and its subsidiaries are shown below:

. . 2021 2020
Subsidiary . Nature of transaction £m £m
Funding activities ‘ ,
Capco Group Treasury Limited Interest on intercompany loon . 10.8 6.9
 Significont balances oulstanding ot 31 December between the Parent Company and its subsidiaries are shown below:
Amounts owed
by subsidiaries
2021 2020
Subsidiary £m £m
Capco Group Treasury limited ‘ : ‘ 1,793.2 1,794.2

The amount due from Capco Group Treasury Limited is unsecured, interest bearing at 0.6 per cent [2020: 0.6 per cenl} and repayable on demand. ~
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Other information (unaudited) . ..

Alternative performance measures

for the yeor ended 31 December 2021

Alternative performance measures

The Group has opplied the European Securities and Markets Authority ("ESMA”) guidelines on alternative performonce measures "APMs"] in these
annual resulls. An APM is o financial measure of historical or fulure finance performance, position or cash flow of the Group which is not o meosure

defined or specified in IFRS.

Set out below is a summary 6f the APMs used in this Annual Report.

t

" Many of the APMs included are based on the EPRA Best Practice Recommendations reporling fromework, o sel of slandard disclosures for the properly

industry, which aims to improve the fransparency, comparability and relevance of published results of public real estate componies in Europe.

The Group also uses underlying earnings, property portfolio and financicl debt ratios APMs. The property portfolio presents the Group share of
property market value which is the economic value oftributable to the owners of the Parent. Financiol debt ratios are supplementary ratios which
we believe are useful in monitoring the capital siructure of the Group. Additionally, loan to volue and inlerest cover are covenanls within many
of the Group's borrowing facilifies.

- Internally, the Board focuses on and reviews information and reports prepared on a Group share basis, which includes the Group’s share of joint
venlures but excludes the non-conirolling interest share of the Group's subsidiaries.

Explanation and

APM Definition of measure Nearest IFRS measure reconcifiation 2021 2020
Underlying earnings Profit/{loss) for the period excluding Profit/(loss) for the year Note 3 €4.1m (£6.2]m
unrealised and one-off items )
Underlying eamings per share Underlying earnings per weighted Basic earnings/ (loss) per  Note 3 0.5p (0.7)p
number of ordinary shares share
EPRA earnings Recuriing earnings rom core operational Prohl/(loss) for the year EPRA measures (£7.3)m (£33.0)m _
: aclivity Table 1
EPRA earnings per share EPRA earnings per welghled number of Basic loss per shore EPRA meosures (09)p (3.9)p
ordinary shares Table 1
EPRA NTA Nel asset volue adjusted to include Net ossels ofiributable o~ Note 15 £1,809.7 £1,805.8m
properties and other invesiment interests  shareholders Table D :
at foir value and lo exclude certain ilems
not expected to crystallise in o longterm
invesiment property business model .
EPRA NTA per share EPRA NTA per the diluted number of  Net assets afiributable o~ Note 15 212.4p 212.1p
ordinary shares shareholders per share Table D
Market volue of property Markel volue of investment, development Investment, development Note 16 £1,814.7m £1,942.4m
portfolio and trading properties and trading properiies )
Interest cover Underlying operating profit divided by  N/A Note 27 111.5% 76.1%
net underlying finance costs
Net debt fo gross assels Net debt divided by total assets N/A Nole 27 24.3% 27.5%
excluding cash and cash equivalents ]
Gross debt with interest rate  Proportion of the gross debt with interest N/A Note 27 100% 100%
protection rote protection
~ Weighted average costof  Cost of debt weighted by the drawn  N/A ' Finoncial Review, 2.8% 2.6%
debt bolance of external borrowings page 64
Cash and undrawn committed Cash and cash equivalents plus undrownN/A Financial Review, £651.7m £1,010.2m
tacilities (Group share) committed facilities shown on a Group * page 64 '
] share basis
Cash ond undrown commitied Cash and cash equivatents plus undrawnN/A Financial Review, £629.0m £940.1m
facilities (IFRS) * committed focilities shown on an IFRS - page 64
. basis
-Occupancy ERV of occupied space as o percenioge N/A N/A 97.4% 96.5%

of ERV of combined porifolio

Where this report uses like-forlike comparisons, these are defined within the Glossary.
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Other information (unaudited) continued

.

EPRA measures

for the year ended 31 December 2021

EPRA measures

EPRA Net Reinstatement Value ("EPRA NRV”), EPRA Net Tahgible Assels {"EPRA NTA") and EPRA Net Disposol Value ["EPRA NDV”) are clternative
performance measures that are colculated in accordance with the Best Practices Recommendations of the European Public Real Estate Association
(EPRA) to provide o tronsparent and consisten! bosis lo enable comparison between Europeon properly companies. EPRA NTA is considered to be

the most relevant measure for the Group's operaling activity and is the primary meosure of net asset value.

The following is o summory of EPRA performonce measures and key Group measures included within this Annual Report. The measures ore defined

in the Glossary.
EPRA measure. Definition of measure Table 2021 2020
EPRA earnings Recurring earnings from core operational aclivily S (£7.3)m (£33.0)m
EPRA earnings per share EPRA earings per weighted number of ordinory shares 1 {0.9)p (3.9)p
EPRA NTA {Net Tangible ~ Nel asset value adjusted to include properties and other investment interests at fair Note 15 £1,809.7m £1,805.8m
* Assets) value and to exclude ceriain items not expected to crystallise in o longterm Table D
invesiment properly business model : ’
EPRA NTA per share EPRA NTA per the diluted number of ordinory shares Note 15 212.4p 212.1p
. Table D . .
EPRA NDV {Net Disposal ~ EPRA NTA amended Io include the foir value of financial Note 15 £1,800.3m £1,758.2m
Volue) instruments and debt Table D ’
EPRA NDV per share EPRA NDV per the diluted number of ordinary shares Note 15 211.3p 206.5p
’ Table D ’
EPRA NRV (Net EPRA NTA amended 1o include real estale transfer fax Note 15 £1,925.6m £1,930.3m
Reinstatement Volue) - Table D
EPRA NRV per share EPRA NRV per the diluted number of ordinary shares Note 15 226.0p 226.7p
Table D
EPRA net initial yield Annualised rental income less non-recaverable costs as o percentage of market 2 3.2% 3.3%
value plus assumed purchaser’s costs — © ,
EPRA topped-up Net initial yield odjusted for the expiration of rentfree periods 2 3.8% 3.6%
initial yield .
EPRA vacancy ERV of unlet units expressed as a percentoge of the ERV of the Covent Gorden 3 2.6% 3.5%
portlolio excluding units under development. . .
" Likefordike net rental growth “Net rental income for properiies which have been owned throughout both years Property 23.7% {30.3])%
without significant capilal expendilure ineither year, so income can be compared portfolio
on a likeforlike basis. Toble 3
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EPRA measures continued
1) EPRA Eamings per share i

2021 ‘ 2020
Eamings/
Earnings/ {loss) . . ltoss
(loss) Shares'  per share Loss Shares'  per share
. £m million . {pence} £m million  ** {pence}
Basic earnings/(loss) from continuing operations 29.3 851.3 3.4 (703.7} 852.2 (82.6)
Group adjustmenls: ’ ) : C ,
Change in value of invesimenis and other receivables? . ’ (11.6) . 28.2
Loss on revalyation ond sole of invesiment and
development property . ' 15.8 ' 693.1
Fair value gain on listed investmenls - . ' 44.6) (50.9)
Chaonge in fair volue of derivative finoncio! instruments® . . (4:9) 9.0
Deferred lax adjusiments 2.3 ' (1.4)
Joint venture adjustments: ’ ' ’
Prfit on sale of trading property® . ) (5.6) (8.9)
Loss on revaluation and sale of invesiment and developmeni property - ' ' 0.2
Write down of trading prope.ny . t 12.0 1.4
' EPRA adjusted loss on continuing operations® ’ (7.3) 851.3 (0.9) {33.0) 852.2 {3.9)
1. V\{‘eighled averoge number of shares in issue for 2020 hos been adjusted by 0.2 million {2020; 2.5 million) for the issue of bonus shares in connection with, the scrip dividend
scheme.

2. Change in value of invesimenls and cther receivables of €1 1.6 million {2020: £28.2 million) includes impairments under IFRS 9 of the amounts receivable from joint venlures
above the Group's shore of losses in the Lillie Square joint venture, and impairment in relation to the Group's investment in the Innova joint venture. Further details ore disclosed
within note 9 ‘Change in value of invesiments and other receivables'.

3. Change in fair value of derivative finoncial instruments excludes change in fair vialue of derivative liability on bifurcated exchangeable bonds.

Profit on sale of rading property relates fo lillie Square sales and includes £0.1 million {2020: £1.0 million} of marketing and selling fees on a Group share basis.

. EPRA earnings hos been reported on o Group share boasis.

S
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Other informdtion (unaudited) continued

EPRA meésures continued .
2) EPRA Net initial yield and EPRA ‘topped-up’ net initial yield

. . . . 2021 2020
EPRA Net Initial Yield and EPRA ‘topped-up’ Net Initial Yield £m £m
Invesiment property = wholly owned " 1,730.6 1,827.2
Investment property — share of joini ventures ’ . . 1.6 16,
Trading property {including share of joint ventures) ’ 825 . 113.6
Less: developments v ) ’ (251.2) {225.9)
Completed property porffolio’ 1,563.5 1,716.5
Allowance for -estimated purchosers’ costs S ’ ) 105.4 1177
Gross up completed property portfolio valuation {A) ’ - » 1,668.9 1,834.2
Annualised cash passing rental income ; ’ 57.5 64.2
Property oulgoings (4.1) (4.3
Annudlised net rents (8) . ‘ 534 59.9
Add: national rent expiration of rent periods or other lease incentives o 9.2 67
Topped-up net annualised rent (C) . 62.6 66.6
EPRA Net Initial Yield (B/A) ' 3.20% 3.27%
EPRA ‘topped-up’ Net Initial Yield (C/A} ) 3.75% : 3.63%

The EPRA Nel Initial Yield and EPRA "toppedup’ Net Initial Yield are colculoted based on EPRA guidelines and includes both Covent Garden and
the Group's share of lillie Square. The Covenl Garden initial yield as determined by the valuer is disclosed in Table 4 of the Analysis of Property
Portfolio on page 194.

3) EPRA vacancy rate

: 2021 2020
EPRA vacancy rate ) ] : : £m £m
Estimated rental value of vacant space - . 19 2.7
Estimated rental value of the whole portfolio less development and refurbishment estimoted rental value l ’ 718 75.6
EPRA vacancy role ’ . 2.6% 3.5%

EPRA voccmcy rate is performed only for the Covent Garden portfolio. Other investment and developmenl properhes held ot Lillie Square total
£1.6 million Group share (2020: £1.6 million Group shore) ond disclosure is not applicable. ‘

4) Property related capex

2021 o 2020
Group (excluding Group (excluding :

Joint Ventures)  Joint Ventures Total Group  Joint Ventures]  Joint Ventures Total Group
Acquisitions : - - - 1.1 - 1.1
Development . ‘ - 20 2.0 - 5.6 © 56
Investment property ' 6.8 - 6.8 19.1 ) - 19.1
Caopilalised interest A - 0.2 0.2 - 1.5 1.5
Total CopEx - _ . 6.8 2.2 90 20.2. 7.1 27.3 .
Conversion from accrual to cash basis 11 {0.6) 0.5 3.7 B 3.7
Total CapEx on cash basis . : 79 ) 1.6 9.5 23.9 7.1 31.0
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Property portfol'io

for the year ended 31 December 2021

Analysis of property portfolio
1. Property data as at 31 December 2021

: Market
value
£m Ownership
Covent Garden 1,728.5 100.0%
Lillie Square 84.1 50.0%
Other 2.1 100.0%
Group share of total property 1,814.7
Investment and development property 1,732.2
Trading property ' 82.5
2. Analy§is of capital return for the yeér
' ’ Market Market Revaluation
value N value loss'
31 December 31 December 31 December
. 001 2021
Like-for-like capital £m €m £m Decrease
Covent Garden 1,728.5 1,726.2 {11.0) {0.6)%
Other 86.2 98.2 (14.1) (14.1)%
Total like-for-like capital 1,814.7 1,824.4 {25.1) (1.3)%
Investment and development property 1,732.2 1,729.9 (11.0) {0.6)%
Trading property® 82.5 Q4.5 (14.1) (14.6)%
Non like-for-like capita!
Disposals ) - 118.0 11
Group share of total property 1,814.7 "1,942.4 (24.0) (1.3]%
Investment and development property 1,732.2 1,828.8 9.9) {0.6)%
Trading property® 82.5 113.6 (14.1) (14.6)%
All propeﬁy .
Covent Gorden ’ 1,728.5 1,825.1 9.9} {0.6)%
Other? 86.2 117.3 (14.1) (14.)% -
Group share of total property 1,814.7. 0 1,942.4 (24.0) (1.3)%

1. Revaluation loss includes amortisation of lease incentives and fixed head leoses.”
2. Relates to the Group's interesl in Lillie Square.

3. Represents unrecognised surplus ond write down or wiite back to market value of trading property. Presented for information purposes only. -

.
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Other information (unaudiledj continued

Analysis of property portfolio continued

3. Analysis of net rental income for the year

The below.provides an anolysis of the net rental growth of the Covent Garden portfolio and Other, including the. Group's 5O per cent investment in
Lillie Square which primarily owns trading properties. Likeforlike net rental growth compares the growth of the net rental income of the porifolio thot
has been consistently in operation, and not under development, during the current and prior year. The portfolio valuation for Covent Garden and
Other are reflected in Table 2 of the Property Portfolio analysis. All properties are located in London therefore a geogrophic spread is not included. *

- 2021 2020
Like-for-like net rental income from continuing operations £m €m Increase
Covent Garden ) . 50.4 41.6 21.6%
Other ‘ - : » ) 0.2. {0.6)
Total like-for-like net rental income . ’ . 50.6 41.0 23.7%.
Likefordike invesimént and development property . - 50.6 412 . 23.0%
. liketorlike trading property - {0.2)
Non like-for-like net rental income o ’ ’
Disposals : 1.7 ' 26
Group share of total net rental income |underlying) v - 523 43.6 20.4%
Investment and development property 523 ’ 43.8 19.7%
. Trading property . . ) . . - (0.2)
All property )
Covent Gorden ' 52.1 441 - 18.5%
Other N ’ . - 0.2 s
Group share of total net rental income (underlying) . 523 43.6 20.4%
Lease modifications and impairment of tenant incentives ’ (5.9) * (27.8)
Reported net rental income . . ‘ 46.4 15.8 194.7%
Covent Garden ) ’ 46.2 16.3 183.1%
" Oher ’ 0.2 0.5)
4. Analysis of Covent Garden by use
31 December 2021
v Weighted ~ Net
Nominal Passing average Market . area
Initial equivalent rent Occupancy unexpired value ERV million
yield yield £m rate lease years £m - £m Sq. ft.
Retail : ' _ ' 850.3 36.5 0.4
F&B . ’ .. 4343 18.0 0.2
Office : v 273.2 160 0.2
Residentiol \ . 1234 37 0.2
Leisure and other b ’ ' T 473 - 2.0 o

Total ; 2.94% 3.88% 55.5 97.4% 7.6 1,728.5 76.2 1.1
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~
Financial covenants
“for the year ended 31 December 2021- i
Financial,covenants : . : '
Financial covenants on non-recourse debt ) \ '
' ' 31 December 2021
t Loans oufsmndmg
. . . . at 31 December 2021' Lv Interest cover
Group share . . Maturity fm ¢ t c
Covent Garden? ' © 2024-2037 550.0 60% ©120%
Total ' < 550.0

1. The loan volues are the nominal values of 31 December 2021 shown on o Group shore basis. The balance sheet value of the loans includes any unamortised fees.
2. Covent Gorden comprises £300.0 million revolving ‘credit facility {"RCF”) maturing in September 2024, which is undrawn ot 31 December 2021, and £550 million Privote
Placement unsecured notes maturing between 2024 and 2037. .
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Historical record

for the year ended 31 December 2021

Historical Record
Continuing and discontinued operations-

: 2021 . 2020 2019 2018 2017
Consolidated i t £m €m €m _ Em £m
Nel renlal income! 46.4 15.8 63.3 635 73.4
Profit on sale of trading property 5.6 8.9 0.9 6.7 14.5
Other income 2.7 [0.5) 1.0 1:8 2.3
Loss on revaluation and sale of invesiment ond development :
properly (15.8) {693.3) {139.8) {78.8) {28.0)
Prolit/{loss} on disposal and IFRS 5 impairment of discontinued '
operation - 1.0 (94.2) 29.5: -
Revoluation of equily invesiment 44.6 50.9 - - .-
Non-recurring (costs)/income . (68.6) (1.4) {15.4) {4.3) 1.5
Adminishiation expenses’ Yy 131.5) " (46.6) (41.6) (41.4)
Operating (loss)/profit 7.8) 650.1) (230.8) (23.2) 22.3
Net finance costs (44.4) (29.7) . (25.5) (17.1) {(16.0)
{Loss)/prolil before tax (52.2) 679.8) {256.3) (40.3} 6.3
Taxation (0.7 1.0 0.1 4.3) 6.7)
Loss for the year ' o (52.9) (678.8) [256.2) {44.6) {0.4)
Consolidated balance sheet i

" Invesiment and development property 1,696.1 1,797.4 2,547.3 3,066.7 3,318.1
Other non-current ossets 645.0 599.7 165.1 157.2 155.1
Cosh and cash equivalenis 341.7 375.8 170.6 49.9 ' 52.3
Other current assels 1253 182.2 302.3 181.8 158.7
Total assets 2,808.1 2,955.1 - 3,185.3 3,455.6 3,684.2
Non-current borrowings, including leose liabilities (940.3) (1,084.5) (610.8}) (621.9) (785.3)

- Other non-current liabilities - ' {32.1) {22.5) (3.6) .- - 5.8)
Cutrent borrowings, including lease liabilities {0.7) (1.6) (1 é) {0.7) 0.7}
Other current liabilities - (41.3) {53.3) (82.2) (84.5) (92.6)
Total licbilities (1,014.4) (1,161.9} (698.2) (707. l') (884.4)
Net ossets 1,793.7 1,793.1 2,487.1 2,748.5 2,799.8
Prepared on a Group share basis.
Per share information Pence Pence Pence Pence Pence
Basic earnings/(loss) per share 3.4 (79.6) 29.7) 6.7} 0.1}
Underlying earnings/(loss) per shore 0.5 {(0.7) 1.0 0.9 1.3

. Basic net assets per share 210.5 210.4 290.0 321.6 3297
EPRANTA 212.4 212.1 2929 3257 333.8
Dividend per shore - 0.5 - 1.5 1.5 s

1. Underlying net rental income for continuing operations as ot 31 December 2021 is £52.3 million (2020: £43.6 million).

2. Included in administration expenses for continuing operations as ot 31 December 2021 is £2.8 million {2020: £6.5 million) of nonrecuring odministration costs which are -
excluded from the calculation of underlying eomings. Details ore set out in note 7 “Administration Expenses’.

196 Capco Annual Report & Accounts 2021



DocuSign Envelope ID: B27B7AA1-BF42—4BQC-B5CS-3F72EB1 2C8E2

Board and advisers

Chairman
Henry Staunton

Executive directors

lan Hawksworth, Chief Executive

Situl Jobanputra, Chief Financial Officer
Michelle McGrath, Executive Direclor .
Non-executive directors

Chailotte Boyle

Jonathan Lone OBE

Anthony Steains

Company secretary

Ruth Pavey

Registered office

Regal House
14 Jomes Street
Llondon
WC2E 88U
" Telephone: 020 3214 9150
Fax: 020 3214 9151

Registered number
7145051

Websites

www capitalandcounties.com
www.coventgarden.london

Independent auditors
PricewaterhouseCoopers LLP
Solicitors _

Herbert Smith Freehills LLP
Financial adviser
Rc;thschild &Co.
Corporate brokers

Jefferies International timited
Peel Hunt LLP , .
‘UBS AG london Branch

SA sponsor

"UBS South Africa (Pty) Lid {until 24 February 2022)

Jova Capital Trustees ond Sponsors Proprietary Limited
{from 25 February 2022] :

www.capitalandcounties.com

197



DocuSign Envelope ID: B27B7AA1-BF 42-4B9C-B5C5-3F 72EB12C8E2

Dividends

Dividends

The Directors of Capital & Counties Properies PLC hove proposed
o final dividend per ordinary share [ISIN GBOOB62G9D36) of
1.0 pence poyable on 8 July 2022.

Dates

The following are the salient dates for payment of the proposed final
dividend:

Sterling/Rand exchor{ge role stuck 30 May 2022
Sterling/Rand exchonge rate ond dividend amountin -~ 31 May 2022
Rand onnounced

Ordinary shares listed ex-dividend on the Johannesburg 8 June 2022
Stock Exchange

Ordinary shaores listed ex-dividend on lhe London Stock 9 June 2022
Exchange

Record date for final leldend in UK and South Africa 10 June 2022
Annual General Meeting 28-June 2022
Dividend payment date for shareholders 8 July 2022

The proposed final dividend is subject to oipprovol ot the Company’s
Annual Generol Meeting, to be held on 28 June 2022.

South African shareholders should note that, in accordance with
the requirements of Strate, the last day fo trade cunrdividend will be
7 lune 2022 and that no dematerialisation of shares will be possible
from 8 June 2022 to 10 June 2022 inclusive. No Iransfers between
the UK and South Africa registers may take place from 8 June 2022
. to 10 June 2022 inclusive. .

The above dates ore proposed and subject to change.

The dividend will be split equally between Property Income Distribution
{*PID") and non-PID for tax purposes. The PID element will be subject .
to a deduclion of a 20 per cent UK withholding tax unless exemptions
apply. The non-PID element will be treated as an ordinary UK
compony dividend.

Information for shareholders

The information below is included only os o general guide to toxation
for shareholders based on Capco's undersionding of the low and the
practice currently in force. Any shareholder who is in any doubt as to
their tax position should seek independent professional advice.

UK shareholders - PIDs

Certain categories of shareholders may be eligible for exemption from -

the 20 per cent UK withholding tox and may register to receive their
dividends on a gross basis. Further information, including the required
forms, is available from the ‘Investors’ section of the Company's
website (capitalandcounties.com), or on request from our UK -
registrars, Link Group. Validly completed forms must be received by
Link Group no loter than the dividend Record Date, as advised;
otherwise the dividend will be poid after deduction of tax.
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South African shareholders

The final dividend declored by the Company is o foreign poyment
ond the funds are sourced from the UK.

PIDs: South African shareholders may apply to HMRC after payment of
the PID element of the dividend for a refund of the difference between
the 20 per cent UK withholding tox and the UK/ South African double
toxation irealy rate of 15 per cent.

The PID element of the dividend will be exempt from income tox but wil
constilute o dividend for Dividends Tox purposes, as it will be declared
in respect of o share listed on the exchonge operated by the JSE. SA

_ Dividends Tax will therefore be withheld from the PID element of the final

dividend ol o rate of 20 per cent, unless a shareholder qualifies for an
exemption and the prescribed requirements for effecting the exemption
are in ploce by the requisite date. Ceriain shareholders may also qualify
for o reduction of SA Dividends Tax liability to 5 per cent, {being the
difference between the SA dividends tox role and the effective UK
withholding fox rate of 15 per cent) if the prescribed requiremenis

for effecting the reducnon are in ploce by the requisite date.

Non-PID: The non PID element will be exempt from income lax buf

will constiute @ dividend for SA Dividends Tox purposes, os if will

be declored in respect of a share listed on the exchange operoted by
the JSE. SA Dividends Tox will therefore be withheld from the nonPID
element of the final dividend at a rate of 20 per cent, unless a
shareholder qualifies for an exemplion and the prescribed requirements
for effecting the-exemption are in place by the requisite date. _

Other overseas shareholders:

Other non-UK shareholders moy be able o make cloims for a

refund of UK withholding tox deducted pursuant to the application
of a relevant double toxation convention. UK withholding tox refunds
can only be claimed from HMRC, the UK tax authority.

Additional information on PIDs can be found at
hitps:/ /www.capitalandcounties.com/ukreakestaterinvestmentustreit
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Glossary

Alternative performance measure (APM)

A financial measure of historical or future financiol performance,
position or cash flows of the Group which is not a meosure defined
or specified in IFRS.

BPS
Basis point is a unit equal to one hundredth of o percentage point.

Capco
Capco represents Capital & Counties Properties PLC {also referred to
as “the Company” or “the Parent”) and all its subsidiaries and group

undertakings, collectively referred to as “the Group”.
‘
Cash and undrawn facilities

Cash and cash equivalents plus undrawn committed facilities. -

CcDP

* Carbon Disclosure Project Worldwide, a sustainability index.
Capco participates in the CDP Climate Change Programme. .

Diluted figures

Reported omounts adjusted to include the dilutive effects of potential
shares issuable under employee incentive arrangements.

EPRA

European Public Real Estate Association, the publisher of Best
Practice Recommendalions intended to make financial stotements
of public real estate companies in Europe clearer, more tronsparent
and comporable.

EPRA earnings ' .

Profit or loss for the year excluding gains or losses on the revaluation
and sale of investiment ond development property, profif on sale of
subsidiaries, impairment of other receivables, write down of trading
property, changes in fair value of derivative financial instruments and
associated close-out costs and the related tox on these items.

EPRA eamings per share

EPRA earnings divided by the weighied average number of shores
in issue during the year.

EPRA net disposal value (NDV)

The net ossets os ot the end of the year including the excess of the fair
valué of trading property over its cost, revoluation of other non-current
investments and the fair value of fixed inferest rate debt over their

. carrying value.

EPRA net disposal value per share

EPRA net disposal value divided by the diluted number of,
ordinary shares.

EPRA net initial yield

Annualised net rent [after deduction of revenue costs such as head

rent, running void, service charge after shortfalls and emply rates) on
investment and development property expressed as’o percentage of the
gross morkel value before deduclion of theoretical acquisition costs.

EPRA net fangible assets (NTA)

The net assels as at the end of the yeor including the excess of the -
fair value of trading property over its cost and revaluation of other
non-current investments, excluding the fair value of financial instruments
ond deferred tox on revaluations.

EPRA net tangible assets per share

EPRA nel langible asseis divided by the diluted number of

ordinary shares.

EPRA net reinstatement value (NRV)

The net assets as at the end of the year including the excess of the fair
value of trading property over its cost and excluding the fair value of
financiol instruments, deferred tax on revaluations plus a gross up
adjustmeni for related costs such as Real Estate Transfer Tax.

EPRA net reinstatement value per share

EPRA net reinstatement value divided by the diluted number of
ordinary shares.

EPRASBPR

European Public Real Estale Association Suslainability Best Practice
Recommendations for Reporting, a guidonce framework for reporting
environmental performance. Capco publishes details of its
environmental performonce in line with the EPRA sBPR.

EPRA topped-up initial yield

EPRA net initicl yield adjusted for the expiration of rentfree periods.

EPRA vacancy

ERV of un-let units expressed as a percenlage of the ERV of the
Covent Garden porifolio excluding units under development.

ESC
Environment, Sustainability and Community.

Estimated rental value (ERV)

The external valuers’ estimale of the open market rent which,
on the date of valuation, could reasonably be expected to

be obtained on a new lefiing or rent review of the property.

FTSE4GOOD

FTSEAGOOD Index Series, hosted by FTSE Russell, o sustainability
index to which Capco porticipates.

F&B

Food and Beveroge.

FRC

Financiol Reporting Council.

GCP

The Great Capital Paninership is 0 50 per cent joini veniure between
Capital & Counties Limited ond Great Portland Estates PLC.
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Glossary continued

GEA
Gross exiernal area.

GRESB

The Clobal Real Estate Sustainability Benchmork, o sustainability
index. Capco participates in the GRESB Reol Estate Assessment.

- Greenhouse Gas (GHG) Emissions Methodology

Capco continues to monitor ond report all greenhouse gas emission
sources required under the Companies Act 2006 {Strategic Report
and Directors’ Reports| Regulations 2013 and the extension of these
regulations to include the Streomlined Energy and Corbon Emissions
Reporting {"SECR"). The GHG emissions data is prepared by
following the ‘Greenhouse Gas {*GHG") Protocol: A Corporate
Accounting and Reporting Standord’ published by the World
Resources Institute {“WRI") and the operational consolidation method
is adopted, as this reflects where Copco has the ability to influence
GHG emissions. Scope 1 emissions for 2020 and 2021 throughout
comprise direct emissions, including fuel combustion in owned or
controlled boilers, bockup generators and vehicles. Scope 2 emissions
for 2020 and 2021 comprise indirect emissions released from
purchased electricity. Capco was responsible for all Scope 1 and
Scope 2 emissions stated. For Scope 2 emissions, those arising from
generated elecrricity usoge ore reported in two ways. Firstty, Copco
calculates the locolion-based’ emissions which reflect emissions
‘according to the energy mix of the National Grid. Secondly, Capco
reports ‘market-based” emissions which reflect the energy mix provided
by our energy suppliers. This helps Copco to demonstrate the
reduction in emissions as a result of purchasing energy from suppliers
who generate renewable energy. Scope 3 emissions comprise other
indirect emissions from sources not owned or controlled by Capco,
including customer and supply choin emissions. Capco has engoged
Carbon Footprint Limited to provide independent verification of the
2021 greenhouse gos emissions assertion, in accordance with the .

industry recognised stondard 1SO 14064-3.

Gross income
The Group's share of passing rent plus sundry nonleased income.
FTSE 350 Real Estate Index
London Stock Exchange index derived from real estate companies
in the FTSE 100 ond FTSE 250 indices.
Headline earnings

" Headline eamings per share is colculoted in accordance with Circulor
1/2021 issued by the South Africon Institute of Chartered Accountants
["SAICA”"), o requirement of the Group's |SE lisling. This measure is not
a requirement of IFRS.
HMRC

Her Maijesty’s Revenue and Customs.
IFRS
International Financial Reporting Standaords.

Innova

Innova Investment Limited Parinership is a 50 per cent joint venture
between the Group and Network Rail Infrastructure Limited.
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. JSE

Johonnesburg Stock Exchange.

Kwok Family Interests (KFl) .

Joint venture portner in the Lillie Squore development.

Like-for-like property

Property which hos been owned throughout both years without
significant capital expenditure in either year, so income can be
compared on a like-forlike basis. For the purposes-of comparison
of copital values, this will also include assets owned at the previous
bolonce sheet date but not necessarily throughout the prior year.

‘London Inter-Bank Offered Rate (LIBOR)

Average rate of interest used in lending between leading-banks
in London, which is used as a reference for sefting inferest rotes -
on other loans and other finoncial products.

Loan to value {LTV)

LTV is calculated on the baosis of the Group’s net debt divided by
the carrying value of the Group's property porifolic. :
LSJyVv

The Lillie Square joint venlure is o 50 per cenl joint venture between
the Group and Kwok Fomily Interests

- MSCI

Producer of an independent benchmark of properly refurns. Previously
known as Investment Property Databank (IPD).

NAV
Net Asset Valve.

‘Net debt

Total borrowings less cash and cash equivalents.

Net debt to gross assets

Calculoted on the basis of the Group’s nei debt divided by the
Group's gross assets less cosh. :

Net rental income (NRI)

Gross renial income less ground rents, payable service charge expenses
and other non-ecoverable charges, having token due account of
expected credit loss provisions and adjustments to comply with
International Financial Reporting Standards regarding lenant lease
incentives.

Net Zero Carbon

When there'is a balance between the amount of GHG emissions
produced and the amount removed from the aimosphere, either
by reduction in GHG emissions resulting from our buildings and
operations or offset of unavoidable residual emissions.
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NIA »
Net Internal Areq.

Nominal equivalent yield

Effective annual yield to o purchaser on the gross market value,
assuming sent is receivable annually in arrear, and that the property
becomes fully occupied and thot all rents revert to the current market
level {ERV) at the next review date or lease expiry.

" Occupancy rate

‘The ERV of let and under offer units expressed os a percentage of the
ERV of let and under offer units plus ERV of unet units, excluding units
under development. Th|s is equivalent 10-100 per cent less the EPRA
vaconcy rate. -

Passing rent

Contracted annual rents receivable at the balance sheel date. This
takes no account of accounting adjustments made in respect of rent-
free periods or tenant lease incentives, the reclassification of certain
lease poyments os finance charges or any irrecoverable costs and
expenses, and does not include excess turover rent, additional rent
in respect of unsettled rent reviews or sundry income. Contracted
annual rents in respect of tenanls in administration are excluded.

P.A.

Per annum.

. ‘Property Income Distributions (PID)

Distribution under the REIT regime that constitutes at least Q0 per cent
of the Group's taxable income profits arising from its qualifying
property rental business, by way of dividend. PIDs con be subject to
withholding tox at 20 per cent. If the Group distribules profils from its
non-qualifying business, the distribution will be toxed as an ordinary
dividend in the honds, of the investors.

Real Estate Investment Trust (REIT)

A REIT is exempt from corporation tox on income ond gains of

its property rental business {qualifying octivilies) provided a number
of conditions are met. It remains subject to corporation tox on non-
exempt income and gains [non-qualifying activities) which would
include any trading activity, interest income and
development/management fee income.

RICS

Royal Insfitution of Chartered Surveyors.

RIDDOR

Reporting of Injuries, Diseases and Dangerous Occurrences
Regulations.

SAICA _
South African Institute of Chortered Accountantis.

A

S&P Global Corporate Sustainability Assessment

A sustainability index of Standard & Poor Global to which
Capco submits information.

Section 106

Section 106 of the Town and Country Plonnmg Act 1990, pursuant fo
which the relevant planning authorily can impose planning obligotions
on a developer to secure contributions to services, infrastucture and
omenities in order to support and facilitate o proposed .development.
Sterling Overnight Interbank Average Rate (SONIA)

The average overnight Sterling riskfree interest rate, set in arrear,

paid by banks for unsecured transactions.

Shaftesbury

Shaftesbury PLC.

SMEs

Small and mediumsized enterprises.

Tenant lease incentives .
Any incentives offered to tenants to enler inlo o lease. Typically incentives

. are in the form of on initiol rentfree period and/or a cash contribution

tofitout the premises. Under International Financial Reporting Standards
the value of incenlives gronted to tenants is amortised through thee income
statement on a straightine basis over the lease term:

Total property return (TPR)

Copital growth including ‘gains and losses on disposals plus rent
received less ossociated costs, including ground rent.

Total retum (TR)

The growth in EPRA NAV per share plus dividends per shore
poid during the year.

- Total shareholder retum (TSR)

The increase-in the price of an ordinary share plus dividends

poid during the year assuming re-investment in ordinary shores.

Underlying earnings

Profit for the year excluding impairment charges, net valuation
goains/losses {including profits/losses on disposals), fair value
changes, net refinoncing charges, costs of termination of derivotive
financial instruments and non-recurring costs and income. Given the
scale of the rental support provided to tenants in the current ond prior
year, noncash lease modification expenses and impairment of tenant
lease incentives have been excluded from underlying earnings due to
being material and ot levels not experienced in the past nor expected
to be incurred once tenant support meosures required os a result of
COVID-19 conclude. Underlying eamings is reporled ona Group
share basis.

Underlying earnings per share (EPS)

Underlying eamings divided by the weighted average number
of shores in issue during the year.
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Glossary continued

7

Underlying net rental income

Ne rental income excluding lease modification expenses and
impoirment of tenant lease incentives. Given the scale of the rental
support provided fo tenants in the current and prior year, these
bolonces have been excluded from underlying net rental income
due lo being material and ot levels not experienced in the past

nor expected to be incurred once tenant support measures required
as a result of COVID-19 conclude.

Weigﬁted average unexpired lease term

The unexpired lease term o lease expiry weighled by ERV for
each lease. :

wcec

Westminster City Council. -

Zone A

A means of analysing and comparing the rental value of retoil space
by dividing it in to zones parallel with the main frontage. The most
valuable zone, Zone A, falls within @ 6m depth of the shop fronlage.
Each successive zone is valued at half the rate of the zone in front
of it. The blend is referred to as being ‘ITZA' (“In Terms of Zone A”).
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Shareholder information

i

Electronic communication

Capco hos adopted electronic communications. This means that
shareholders will receive documents from the Company electronically -
unless they elect to receive hard copies.

The Group's annual results and interim resulls will be published on
thé Company's website www.capitalandéounties.com. If you ore a
shareholder who receives hard copies of documents and you wish
to elect to receive electronic communications, please contact the
oppropriate Registrar.
" Shareholders may revoke an election to receive electronic
. communicalions al any time.
Registrars
All enquiries concerning shores or shareholdings, including nolification
of change of address, queries regarding loss of a share certificate and
dividend payments should be addressed to: '
For shareholders registered in the UK:

Link Group

10* Floor, Ceniral Square,

29 Wellington Streel, Leeds,
_LS) 4DL

Telephone: 0371 664 0300.
Calls are chorged ot the stondard geographic rate and will vary by
provider. Colls outside the United Kingdom will be charged at the

. opplicable international rate. lines are open between 09:00 am-
17:30 pm, Monday lo Friday excluding public holidays in England
ond Wales - ) ,

Emoail: enquiries@linkgroup.co.uk

www linkgroup.com

For shareholders registered in South Africa:
Computershare Investor Services Proprietary Limited

Rosebank Towers, 1st Floor, 15 Biermonn Avenue, Rosebank,
2196, South Africo

Postal address: Private Bag X9000, Saxonwold, 2132, South Africo

Telephone: +27{0) 11 370 5000 or 086 1100 933 (lines are
open 8.00 am-4.30 pm Monday to Friday)

Email: web.queries@compulershare.co.za
www.computershare.com
Web-based enquiry service for shareholders
Shareholders registered in the UK can register at
www.signalshares.com 1o access a range of online services including:
~ Updaling your address delails or registering a mandate to have
~ your dividends paid directly to your bank account’
~ Online proxy voling
— Electing to receive shareholder, communications electronically
- Viewing your holding balance, indicative share price and valuation
- Viewing transactions on your holding including any dividend
payments you have received
- Accessing a wide range of shareholder information,
including downloadable forms .

To register to use this service, you will need.your investor code (“IVC"),

" which caon be tound on your share certificotels).

Share price information

The latest information on the Capital & Counties Properties PLC
share price is ovailable on the Company's website
www.capilalandcounties.com.

The shares are traded on the LSE with LSE code CAPC, SEDOL
B62GOD3, ISIN GBOOB62GID36. The shares are traded on
the JSE under the obbrevidted name CAPCO ond JSE code CCO.

Share'dealing services

Many banks, building societies and investment mo.nogers offer share
dedling services. Additionally, UK shareholders may trade their shares
using the online and telephone dealing service that Link Group
provide. To use this service, shareholders should contact Link:
info@linksharedeal.com or telephone 0371 664 0445 (calls ore
charged o the.standard geographic rate and will vary by provider;
calls outside the UK ore charged ot the opplicable international rate!
Lines are open 8.00 amr4.30 pm Monday to Friday, excluding  _
public holidays in England and Wales). Alternatively, you can log on
to www linksharedeal.com. This service is only available to private
individuals resident in the UK, ‘the EEA, Channel Islands and the Isle
of Man who hold shares in a company for which link Group provides
share regisiralion services, or a nominee progromme administered by
Link Market Services Trustees Limiled.

ShareGift

. ShareGift is a charity share donation scheme for shareholders who -

may wish to dispose of o small quantity of shares where the morket
value mokes it uneconomical to sell on a commission basis. Further
information can be found on its website www sharegift.org,

by telephoning 020 7930 3737 or by emailing help@sharegift.org.

Strate Charity Shares (SCS)’

_ SCSis an independent non-profit and registered charity share

donation scheme for shareholders who may wish 1o dispose of
small holdings of shares that are too cosily to sell vio a stock broker
on a commission basis. Further information can be found at
www_strate.co.za, by emailing charityshares@computershare.co.zo
or by calling 0800 202 363 or +27 (0) 11 506 4713 it you cre
phoning from outside South Africa.

Investment scams

Shareholders are advised to be wary of any unsolicited calls,
mail or emails thot offer free’advice, the opportunity to buy
shares at a discount or to provide free company or research
reports. Such opproaches ore often invesiment scams. Information
on how o protect yourself from investment scams can be found
of www.fea.org.uk/scamsmart or by calling the FCA's consumer
helpline on- 0800 111 6768.
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This Report includés statements that are forward-looking in nature. Forward-looking statements involve known and unknown . risks,
uncertainties and other fociors which may cause the aclual results, performance or achievements of Capital & Counties Properties PLC to be
materially different from any future resulis, performance or ‘ochievements expressed or implied by such forward-looking statements. Any
information contaoined in this Report on the price at which shares or other securities in Capital & Counties Properties PLC have been
bought or sold in the past, or on the yield on such shares or other securities, should not be relied upon as a guide to future performance.

Printed by Park Communications on FSC® certified paper. Park works to the EMAS standard and its Environmental Manogement
System is cerlified to ISO 14001. This publication has been manufaciured using~100% offshore wind electricity sourced from UK
wind. 100% of the inks used are vegetable il based, 95% of press chemicals are recycled for further use ond, 6n average 99%
of any waste associated with this production will be recycled and the remaining 1% used to generate energy. This document is
printed on Heaven 42 poper made of material from wellmanoged, FSC®-certified forests and other controlled’sources. The pulp
used in this product is bleached using an elemental chlorine free (ECF) process

Design ond production by Block Sun Plc www. blacksunple.com
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Capital & Counties Properties PLC

Regal House, 14 James Street, london, WC2E 8BU
Telephone +44 {0)20 32149150 )
feedback@capitalandcounties.com
www.capitalandcounties.com



