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CLS HOLDINGS PLC
("CLS", the "Company" or the "Group")
RESULTS FOR THE YEAR ENDED 31 DECEMBER 2025

MAKING PROGRESS ON ACHIEVING OUR STRATEGIC PRIORITIES

CLS is a leading office space specialist and a supportive, progressive and sustainably focused commercial landlord,
with a £1.7 billion portfolio in the UK, Germany and France, offering geographical diwersification with local presence
and knowledge.

For the year ended 31 December 2025, the Group has delivered the following results:

2025 2024 Change (%)
EPRA eamings! (Em) 30.2 36.4 (17.0)
Statutory (IFRS) loss after tax (£m) (50.3) (93.6) Nm?2
EPRA eamings per share! (pence) 7.6 9.2 (17.4)
Statutory (IFRS) eamings per share (pence) (12.6) (23.6) Nm?2
Dividend per share (pence) 4.0 5.28 (24.2)
EPRA net tangible assets’ (NTA) per share (pence) 200.7 215.0 6.7)
Statutory net asset value (NAV) per share (pence) 186.4 197.3 (5.5)
Total Accounting Retum (%) (4.8) (11.9) Nm?

1 A reconciliation of statutory to alternative performance measures is set out in Note 5 to the Group financial statements
2 Nm=Not meaningful

Fredrik Widlund, Chief Executive Officer of CLS, commented:

"In 2025, CLS has focused on achieving its strategic prionties, concentrating on what is within our control and
continuing to navigate a prolonged downtum in the property cycle amid significant domestic and intemational
economic and political uncertainty. We are clear on what we need to do to refocus the business and drive operational
efficiency, strengthen our balance sheet and position our assets for long-term growth: we made good progress in
2025 and expect that to continue in 2026."

FINANCIAL HIGHLIGHTS

EPRA EPS fell 17.4% to 7.6 pence (2024: 9.2 pence) per share reflecting loss of rent from disposals and the
abowe-target vacancy rate, partly offset by reduced finance and administration costs. Prior year EPS also
benefited from 0.7 pence related to a forfeited deposit.

Portfolio valuation fell 3.8% in local currency (UK -4.6%, Germany -2.7% and France 4.5%), although the UK was
impacted by a change in the valuation basis of Spring Gardens to a residential development site. Excluding this,
our UK portfolio fell by 1.6%.

Statutory loss after tax of £50.3 million (2024: £93.6 million loss) primarily due to a £79.2 million (2024: £127.7
million) net valuation decline on investment properties. This translates to statutory loss per share of 12.6 pence
(2024: 23.6 pence loss).

EPRA NTA per share fell 6.7% to 200.7 pence (2024: 215.0 pence) primarily as a result of the decline in property
values, offset partly by net foreign exchange gains from our portfolios in Germany and France. Total accounting
retum for the year was 4.8% (2024: -11.9%).

A final dividend of 2.7 pence per share (2024: 2.68 pence) will be proposed at the Annual General Meeting,
resulting in a full dividend of 4.0 pence per share (2024: 5.28 pence per share). The full year dividend is 1.9 times
cowered by EPRA EPS, in line with the Group's dividend policy.

Conditional upon shareholder approval at the 2026 AGM, we are proposing to offer an optional enhanced scrip
dividend scheme for the final dividend under which shareholders are able to opt to take new shares instead of
cash at a 5% discount to the reference share price, increasing their investment in the company and enhancing
our ability to invest in our portfolio.

OPERATIONAL HIGHLIGHTS

Net rental income decreased by 11.1% to £101.3 miillion (2024: £114.0 million) reflecting the combination of a
like-for-like decrease of 6.3% due to increased portfolio vacancy and disposals during the year. The prior year
also benefited from £2.9 million from a forfeited deposit which did not reoccur in 2025.

Disposals totalling £144.2 million completed during the year, including Spring Mews Student, Vauxhall. In
December 2025, we signed a conditional sale agreement with a residential dewveloper for Spring Gardens,
Vauxhall, which is expected to complete in late 2026 or early 2027.

We secured contracted annual rent of £17.0 million (2024: £16.6 million) across 99 new lettings and renewals in
2025 (2024: 112). includina an eiaht-vear. index-linked lease for 14.700 sam at Gotic Haus. due to commence in



November 2026. As a whole, leases were signed at 6.3% above 31 December 2024 estimated rental values. Rent
collection rates remain high at 99% of contracted rent due.

Vacancy increased to 14.5% (2024: 12.7%) largely reflecting anticipated lease expiries at New Printing House
Square in London and Inside in Paris, as well as the previously announced two large unforeseen insolvencies in
our German portfolio late in the year. We are seeing a good level of enquiries for our vacant space so far this year
and are also evaluating strategic refurbishment or redevelopment opportunities to support medium-term value
creation.

Our embedded focus on improving the sustainability credentials of our portfolio continues: we achieved a 5.8%
reduction in like-for-like landlord energy usage (2024: 4.9% reduction) and 84% of our UK portfolio has an Energy
Performance Certificate rating of A-C (2024: 82%).

FINANCING

Net debt fell by £86.2 million during the year, mainly reflecting our disposal activity. Our loan-to-value (LTV) ratio
was 50.0% at 31 December 2025 (2024: 50.7%) reflecting lower debt lewvels, offset by the decline in portfolio
value.

We refinanced or repaid an exceptionally high £373.7 million of loans during the year with a minimal impact on
the weighted awerage cost of debt which was 3.8% at 31 December 2025 (2024: 3.8%). This activity both
increased the average debt maturity to 3.6 years (2024: 3.2 years) and smoothed the future maturity profile.

69% of debt is at fixed rates and 7% is subject to interest rate caps (2024: 80% fixed and 4% caps).

Our balance sheet remains resilient with cash and cash equivalents (including restricted cash) of £49.4 million
(2024: £60.5 million) and undrawn credit facilities of £38.0 million (2024: £60.0 million).

OUTLOOK

We remain confident in both our long-term strategy of owning and actively managing high-quality, well-located,
multi-let office assets in Europe's three largest economies, and our near-term strategic priorities of reducing our
vacancy, strengthening our balance sheet through active refinancing and disposals, and inwesting in our
properties.

Economic conditions remain subdued across Europe but the outlook was becoming more supportive before the
war in the Middle East. It is early days and therefore difficult to judge the short- and longer-term impact of the war
on Europe's economies and, therefore, property markets. Local factors remain important: Germany should be well
positioned to benefit from stimulative fiscal policy and, in a number of our markets, office supply constraints are
beginning to emerge following a prolonged period of limited new construction.

We are focusing on executing initiatives within our control to deliver on our strategic priorities. We are encouraged
by letting interest so far this year and we continue to work hard to reduce our vacancy rate towards our long-term
target of 5%.

We expect to dispose between £100 million and £150 million of assets during 2026 to help reduce our leverage
towards our target LTV range of between 35% and 45%. In addition, we have submitted the planning application
for the Spring Gardens residential redevelopment and, subject to achieving permission later this year, we expect
to complete the disposal in late 2026 or early 2027.

While the effects of our disposal programme, refinancing activity and preparation of certain larger assets for
redevelopment are likely to impact eamings in 2026, we believe these necessary actions will bear fruit in the
medium-term, improving and focusing our portfolio, driving higher occupancy and strengthening our balance sheet,
creating a business capable of delivering attractive and sustainable long-term value for shareholders.

DIVIDEND TIMETABLE

Ex-dividend date 9 April 2026

Record date 10 April 2026

Scrip Reference Share Price calculation period 9 - 15 April 2026
(5 dealing days)

Scrip Reference Share Price and Enhanced scrip dividend altemative 16 April 2026

announced

Latest date for receipt of scrip elections 30 April 2026

Payment date 22 May 2026

-ends -

Results presentation

A presentation for analysts and investors will be held in-person at Panmure Liberum, by webcast on Friday 13 March
2026 at 8:30am followed by Q&A. Questions can be submitted online via the webcast.

Panmure Liberum: Ropemaker Place, 25 Ropemaker Street, London EC2Y 9LY

Webcast: The live webcast will be available to access here:
https://sparklive.lseg.com/CL SHoldings/events/05fc441f-3fb4-4171-9f61-86215644c490/ cls-holdings-plc-full-year-
results-2025

Further information
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Forward-looking statements

This document may contain certain ‘forward-looking statements'. By their nature, forward-looking statements involve
risk and uncertainty because they relate to future events and circumstances. Actual outcomes and results may differ
materially from those expressed or implied by such forwardHooking statements. Any forward-ooking statements
made by or on behalf of CLS speak only as of the date they are made and no representation or warranty is given in
relation to them, including as to their completeness or accuracy or the basis on which they were prepared. Except as
required by its legal or statutory obligations, the Company does not undertake to update forward-looking statements
to reflect any changes in its expectations with regard thereto or any changes in events, conditions or circumstances
on which any such statement is based. Information contained in this document relating to the Company or its share
price, or the yield on its shares, should not be relied upon as an indicator of future performance.

Group at a glance

Our office portfolio at a glance (at 31 December 2025)

y EPRA
0]
Market Underlying ugpﬁgt
value of valuation EPRA net initial Equivalent Ower-
. 1 property movement initial yleld yleld Rewersion rented
Valuation data £m (%) yield (%) (%) (%) (%) (%)
United Kingdom 641.7 (4.6) 55 6.6 75 4.9 9.8
Germany 800.4 2.7 4.2 4.9 5.3 3.7 14.0
France 223.6 4.5) 4.7 53 6.2 26 6.2
Total office portfolio 1,665.7 (3.8) 438 5.6 6.1 41 1.2
1 Awerage lease o o
Lease data length Contracted rent of leases expiring in: ERV of leases expiring in:
To
Tobreak expiry Year1 Year2 3to5 After5 Year1 Year2 3to5 Afterb
years years £m £myears £m years £m £m £myears £m years £m
United Kingdom 26 38 16.2 4.0 15.7 115 14.0 3.7 16.2 11.2
Germany 7.4 7.4 4.8 9.2 13.1 18.6 49 8.4 121 15.6
France 25 53 0.8 0.7 3.9 7.7 0.8 0.7 3.7 7.4

Total office portfolio 4.7 55 21.8 13.9 32,7 37.8 19.7 12.8 32.0 34.2

Lettable ERV of Contracted
space Contracted lettable  rent sub{ect EPRA
1 sqm rent space to indexation  vacanc

Rental data ('000) £m £m % rate %
United Kingdom 146.9 47.4 55.0 30.7 18.0
Germany 3231 45.7 46.1 76.0 11.1
France 63.6 13.1 14.3 100.0 12.1
Total office portfolio 533.6 106.2 115.4 58.7 14.5
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Chief Executive's review

Introduction

The economic backdrop of our three chosen geographies of the UK, Germany and France during 2025 was stable but
with slow economic growth. When combined with varying levels of political uncertainty both domestically and
intemationally, the envronment was not conducive to improved investment and employment lewels which are so
important for office occupier demand. Post-pandemic hybrid and flexible working practices are stabilising and, in
areas, rewversing. Businesses and their employees recognise that offices have an important role to play in efficient,
productive and collaborative working. Equally, occupiers now expect more from their offices in terms of amenities,
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on employee wellbeing.

The office sub-markets in which we operate have varying degrees of strength at the moment. Core city markets tend
to be characterised by limited supply and rental growth; suburban and regional markets have more availability with
softer lease terms while supply stabilises through a combination of lettings and the removal of older offices through
change of use, mainly to residential space. All of our properties are located in or close to major European cities and
they are characterised by being in strong local business centres with good transport links. We remain confident in
the long-term success of these markets, particularly as companies look for space convenient for their employees,
with shorter commutes and lower-cost, high quality space.

Recent structural changes have reshaped the office market and CLS is responding to these changes. We constantly
review our portfolio, selling properties no longer core to our strategy and those for which we have maximised value,
but also focusing on multi-let offices where we can benefit from tenant diversification. This reduces concentration risk
and the impact of structural changes to any one sector of the economy. For example, the rewolutionary impact of
Artificial Intelligence (Al) presents both challenges and opportunities.

We use Al to make our own business more productive, and we are mindful that our diversified tenant base will be
impacted in different ways and at different times. By having in-house asset management, we keep close to our
tenants and ensure that we can react quickly to their evolMing needs, as well as directing our capital expenditure to
ensure that we are well positioned to benefit from new businesses and technologies that will emerge as part of the Al
revolution.

Internally, we have undertaken some difficult but necessary measures to reduce our cost base to reflect the size of
our portfolio. The actions we are taking to improve our operational performance will result in a leaner CLS and one that
is fit for the future.

Delivering on our strategic priorities
We continue to make progress in reshaping the business to ensure long-term success based on our four strategic
priorities.

Reduce vacancy and improve earnings growth

As expected, vacancy increased during the first half of the year from 12.7% at the end of 2024 to 15.1% at June 2025
as newly refurbished space was completed. Since the half-year, we have made good progress in letting this new
space at Artesian (now 35% full), The Coade (now 41% full) and at Gotic Haus in Dortmund with an eight year,
14,700 sgm lease taking the building to 85% occupied.

As a result of this increased second half letting activity, vacancy fell to 14.5% at the end of 2025 and would hawe
fallen further to 13.7% had it not been for two larger tenants unexpectedly entering into insolvency in Germany. During
the year, leases signed were on average 6.3% ahead of valuers' estimated rental values (ERV) and 2026 has started
well with a good lewvel of enquiries, and we continue to work hard to reduce the vacancy rate towards our long-term
target of 5%.

Reduce debt through targeted asset sales

In 2025, we made further progress with our sales programme but in a consciously disciplined manner. In 2024 we
completed £66.1 million of sales and the progress accelerated in 2025 with £144.2 million of properties sold. A
particular highlight was the £101.1 million sale of Spring Mews Student, which was well-timed given the more recent
downtumn in the purpose-built student accommodation market.

In 2026, we are aiming to dispose of between £100-£150 million of assets, excluding Spring Gardens where we have
exchanged contracts to sell the property to a residential dewveloper, conditional on achieving satisfactory planning
permission. We hawe initiated sales programmes on more than the targeted level and are under offer on around £140
million, including Spring Gardens.

CLS remains committed to bringing its LTV to within the targeted range of between 35% and 45%. At the end of
2025, our LTV was 50.0% (2024: 50.7%), reflecting a balance of asset disposals and property value declines during
the year. Successful completion of £100-£150 million of disposals, absent further property value declines, will reduce
LTV to between 45% and 47%. However, we may consider more sales if LTV does not reduce sufficiently quickly,
particularly if we receive favourable unsolicited offers.

Successful refinancing or repayment of debt due in 2025

Due to lease expiries and short-term debt extensions, CLS had a disproportionately higher amount of debt maturing
in 2025. As a result of refinancings and the restructuring of some portfolio loans, all £373.7 million across 11 loans
with nine lenders was successfully refinanced, extended or repaid.

The profile of debt maturities is now more evenly spread in future years such that no more than £200 million is
expiring in any year going forward. As at 31 December 2025, we had £199.3 miillion of debt maturing in 2026. This
comprised £145.5 million across seven loans, £42.0 million of committed facilities and £11.8 miillion of amortisation.
We are confident that debt expiring in 2026 will be refinanced or repaid alongside sales.

Investing in our properties to unlock additional value

The pandemic accelerated occupier demands for higher quality buildings in terms of amenities, flexibility, wellbeing,
digital infrastructure and sustainability. During the year, we invested £14.3 million in our portfolio, although capital
expenditure requirements vary year to year depending on occupier demand and timing of projects. We are also more
consciously linking expenditure to pre-lets, as well as regulatory requirements, to ensure faster and more certain
retums on this investment.

Financial results

In 2025, EPRA eamings per share (EPS) fell by 17.4% to 7.6 pence (2024: 9.2 pence), reflecting primarily reduced
net rental income largely as a result of disposals, particuladly of Spring Mews Student, offset in part by
lower financing costs as a result of lower levels of net debt and lower operating and administrative costs. 2024 EPS
also benefited by 0.7 pence from the receipt of a forfeited deposit which was not repeated in 2025.

IFRS EPS improved to a loss of 12.6 pence (2024: loss of 23.6 pence) reflecting the lower owerall decline of our
portfolio value and lower net finance costs compared to 2024. These contributed to a 6.7% reduction in EPRA NTA to
200.7 pence per share (2024: 215.0 pence) and a 5.5% reduction in statutory NAV per share to 186.4 pence (2024:
197 3 nence)



B TR

Dividends

We are recommending a final dividend of 2.70 pence per share, in line with the 2.68 pence final dividend declared in
2024. The total dividend for the year is therefore 4.0 pence, 24% lower than the 2024 dividend (5.28 pence), reflecting
the dividend policy established in 2024 that dividends should be 1.5 to 3.0 times cowvered by EPRA eamings. The
2025 full dividend is 1.9 times covered by EPRA EPS of 7.6 pence.

Subject to shareholder approval, we are proposing to offer an enhanced scrip dividend scheme for the 2025 final
dividend. Under the UK REIT rules, we are obliged to distribute substantially all of our UK eamings, leaving us
with limited ability to retain capital in the business for future investment. By offering an enhanced scrip scheme,
shareholders are able to opt to take new shares at a 5% discount to the Reference Share Price instead of a cash
dividend, increasing their investment in the company and enhancing our ability to invest in our portfolio.

Property portfolio

At 31 December 2025, the value of our investment portfolio, including assets held for sale, was £1.70 billion (2024:
£1.85 billion), reflecting disposals during the year as well as a 3.8% decline in value on a constant currency basis
(2024 5.8% decline). Within this, the UK portfolio fell by 4.6%, or by 1.6% excluding Spring Gardens (2024: 8.3%
decline), Germany by 2.7% (2024 3.5% decline) and France by 4.5% (2024: 5.1% decline).

The lower valuation reflected a slight softening of property yields, by 16 basis points to an equivalent yield of 6.1%
(2024: 5.9%) and ERVs which fell by 0.1% (2024: 0.8% fall).

The owerall decline was lower than last year, reflecting our belief that values are stabilising in a lower interest rate
environment. One of the largest individual moves was Spring Gardens where the valuers hawe adjusted the basis of
valuation to reflect the conditional agreement to sell the property for residential development. This comprises a
payment on satisfaction of the conditions (primarily planning permission) and potential overage payments which will
not be known until the new owner completes the development.

Asset and property management

At 31 December 2025, our lettable portfolio totalled 533,597 sgm and generated £91.1 million of annualised (passing)
rent. Most of our buildings are multi-let, housing 669 tenants of which 30.2% are government agencies, 32.2% are
large corporations and 13.4% are medium-sized companies. The strength of our occupier base is reflected in a billed
rent collection rate of 99% (2024: 99%). In addition to rent currently being paid, a further £15.1 million of rent will
be paid once rent-free periods expire.

Ovwer the course of the year, we signed £17.0 million of new annualised rent (2024: £16.6 million) across 99 lettings
and renewals at an average 6.3% abowve ERV.

Our vacancy rate at the end of 2025 was 14.5% (2024: 12.7%), the increase due in part to planned expiries at New
Printing House Square and other buildings as we work towards vacant possession in advance of redevelopment, and
two tenant insolvencies in Germany towards the end of the year. We also have a number of properties which are
subject to planned future development, conwersion to altemative use, or actively undergoing significant refurbishment
or development. These buildings form our future pipeline of opportunities to add value to our portfolio.

During the year, we invested £14.3 million of capital in our existing portfolio, and delivered 9,532 sgm of newly
refurbished or developed space of which 6,194 sqm has been let.

In 2026, there are a number of known and potential upcoming expiries, not least at Spring Gardens where the
National Crime Agency lease expires in September, shortly before we expect to sell the site for residential
dewelopment, and at Harman House and New Printing House Square, both eammarked for medium-term
redevelopment. While we are working hard to retain tenants, these may cause short-term wolatility in eamings and
vacancy while we work to realise the attractive medium-term opportunities they present.

Balance sheet and financing

At 31 December 2025, net debt fell by 9.2% to £852.5 million (2024: £938.7 million), reflecting disposals during the
year. The weighted average cost of debt remained stable despite the refinancing activity, while the weighted maturity
of the debt book increased to 3.6 years (2024: 3.2 years) as a result of the refinancing activity carried out during the
year, lengthening and smoothing the future maturity profile.

Our primary leverage indicator is balance sheet loan to value (LTV) ratio and this improved slightly to 50.0% (2024:
50.7%) reflecting the lower debt lewels, offset by the reduction in the value of the property portfolio. An altemative
leverage measure, net debt to EBITDA (eamings before interest, tax, depreciation and amortisation) increased to 12.4
times (2024: 11.9 times) reflecting the interplay between the lower level of eamings during the year and lower net debt
at the end of the year. As we make progress on our strategic priorities (reducing net debt and improving eamings), we
expect this measure to fall. Interest cover (defined as EBITDA divided by net finance costs), was 1.8 times (2024: 1.9
times) reflecting lower net finance costs, following the debt repayments in 2025, offset by lower EBITDA than in 2024.

During the year, we refinanced or repaid £373.7 million of debt across 11 loans from nine lenders. In 2026, the
refinancing requirements are substantially lower, with £199.3 million of maturing secured loans and credit facilities.
Discussions are underway with new and existing lenders, with most of the debt maturing in the second half of the
year.

At 31 December 2025, the Group had cash and cash equivalents (including restricted cash - see note 16) of £49.4
million (2024: £60.5 million), £28.0 million of undrawn committed facilities (2024: £50.0 million) and a £10.0 million
overdraft facility (2024: £10.0 million).

Sustainability

CLS is half-way into the delivery of its 2030 Sustainability Strategy and Net Zero Carbon (NZC) Pathway. Since the
launch date in 2020, both the Group's near and medium-term business strategy and the sustainability landscape have
ewlved. To ensure the ongoing and future strategic alignment of the Group's approach to building and value chain
decarbonisation and its owerall business strategy, CLS is undertaking a review of its current NZC Pathway. The Group
remains committed to becoming a net zero carbon business and any amendments to the current Pathway will be
validated by the Science Based Targets initiative (SBTi), ensuring alignment with the latest climate science.

In 2025, as part of the Group's curent NZC Pathway, CLS has continued to deliver energy efficiency and carbon
reduction projects across the portfolio and the annual, like-for-like, landlord energy consumption decreased by 5.8%
whilst our Scope 1 and 2 greenhouse gas emissions reduced by 9.3%, meaning we remain on track to deliver our



current NZC Pathway targets. We also expect to meet nearterm regulatory requirements in our geographies
including minimum Energy Performance Certificate (EPC) ratings in the UK and Décret Tertiaire in France: 84% of our
UK buildings by space have an EPC rated C or better. Our investment in this important area continues in 2026 with a
number of projects involving the replacement of gas supply with renewable and cleaner sources of energy.

In 2025, the Group maintained its EPRA sBPR Gold award for sustainability disclosure and its GRESB four-stars
rating for the sustainability of its portfolio. In 2026, CLS has chosen not to participate in GRESB to reduce the burden
of reporting allowing us to focus our time and resources on direct decarbonisation of our portfolio. We will continue to
assess our buildings using certification schemes including BREEAM In-Use which we believe are more meaningful for
both occupiers and investors.

As part of our continued commitment to being a responsible company and a long-term investor in our local
communities, we maintained our support for local and industry-related charities and community organisations as well
as our Living Wage Employer accreditation, covering both UK employees and regular contractors.

Our staff and our culture

It has not escaped the attention of most market obseners that the property sector has experienced one of its longer
downtumns which has naturally impacted not just our financial results but also our employees. We hold regular town
halls and all staff meetings to ensure there are plenty of opportunities to provide feedback on how we can maintain
and improve our well-established, positive culture throughout the organisation. | am pleased that our excellent teams
have delivered, and continue to deliver, a resolute focus on executing our strategic priorities. On behalf of the Board, |
want to reiterate our ongoing thanks for their tremendous dedication to, and achievements for, CLS.

Outlook

We remain confident that the core of the CLS strategy, which has delivered resilient performance through multiple
market cycles, is the right approach for the Company ower the long term. The strategy continues to focus on the
ownership and active management of high-quality, wellocated, multi-let office assets across Europe's three largest
economies.

Economic conditions remain subdued across Europe but the outlook was becoming more supportive before the war in
the Middle East. It is early days and therefore difficult to judge the short- and longerterm impact of the war on
Europe's economies and its property markets. Howewer, local factors remain important. Germany should be well
positioned to benefit from stimulative fiscal policy with investment in defence and infrastructure expected to support
economic growth and, in tum, office occupier and investor demand over the medium-term. Additionally, in a number of
our markets, supply constraints are beginning to emerge for high-quality office space following a prolonged period of
limited new construction.

Notwithstanding the wider geopolitical and economic uncertainties, we are making good progress in delivering
operational improvements and executing initiatives within our control to advance our strategic priorities. These actions
are concentrated on: letting awailable space to reduce vacancy and drive eamings growth; executing sales, at
appropriate values, to reduce balance sheet gearing; exploiting opportunities to capture value uplifts as well as fund
ongoing investment to improve the quality of the portfolio; and refinancing debt maturities and improving Group
liquidity.

In the short term, 2026 has started well with a noticeable uptick in enquiries for our space. However, the combined
effects of our disposal programme, refinancing activity and the preparation of certain larger assets for redevelopment
are likely to impact eamings in 2026.

In the medium-term, we expect these actions to bear fruit, improving occupancy and creating workplaces in
structurally resilient locations where businesses want to be, driving improved values for our properties, reducing our
gearing and strengthening our balance sheet.

CLS has successfully navigated several market cycles throughout its history, and we are confident that the Company
is well positioned to emerge from the current period as a stronger, more focused business, delivering sustainable
long-term value for shareholders.

Fredrik Widlund
Chief Executive Officer

United Kingdom

Value of property portfolio Percentage of Group's Number of properties
£677.4m property interests 33

40%
Number of tenants EPRA vacancy rate Lettable space (sqm)
203 18.0% 146.9k

Government and large companies Weighted average lease length to Leases subject to indexation
70.4% expiry (years) 30.7%
3.8

UK market review
The UK economy experienced another volatile year, initially driven by global economic uncertainty following the
imposition of US trade tariffs, and subsequently by business and consumer caution ahead of the November Budget.

The commercial property investment market improved, with investment volumes reaching ¢.£53 billion, up over 20%
compared with 2024. The strongest improvement occurred in the fourth quarter of the year.

Office leasing take-up in London totalled c.10.0 million sq. ft, while the wider South East market recorded c.3.5
million sq. ft, both broadly in line with the previous year. Year-end vacancy in London fell from 9.2% to 8.4%, driven
by limited availability of prime properties. Vacancy in the South East decreased from 12.3% to 11.6%.



Portfolio movement and valuation summary

In 2025, the value of the UK portfolio decreased by £129.6 million as a result of a revaluation decline of £32.6 million
or 4.6%, disposals of £101.7 million, including Spring Mews Student, Vauxhall, and depreciation of £0.1 million,
partly offset by capital expenditure of £4.8 million. The owerall valuation decline of 4.6% was largely shaped by
movement at Spring Gardens, Vauxhall reflecting a change in valuation approach for this asset to reflect its
conditional sale as a residential development.

Excluding Spring Gardens, the portfolio experienced a more modest decline of 1.6%, influenced by a 13 basis point
expansion in equivalent yields on a like-for-like basis and higher vacancy following lease expiries. Encouragingly,
ERVs edged upwards by 0.2% on a like-for-like basis.

Asset management

EPRA vacancy reduced from 18.5% at 31 December 2024 to 18.0% due to leasing progress at Artesian, Aldgate and
The Coade, Vauxhall offset by the scheduled expiry of all leases at New Printing House Square, London in June
2025.

In 2025, 52 lease extensions and new leases secured £8.1 million of rent at an average of 7.9% below 31 December
2024 ERVs, reflecting some short-term, flexible leases at properties due for medium-term development.

The most significant new leasing transaction in 2025 was the letting of 1,217 sgm at Artesian to a seniced office
operator whilst a further 578 sqm was let to a social media tech company. There was also meaningful progress at
The Coade in Vauxhall where further lettings were secured to a mixture of financial, media and professional senices
companies.

In terms of existing tenants, despite the expiry of all leases at New Printing House Square, renewals were signed
with a significant number of existing tenants which secured a total rent of c.£4 million per annum as part of the
strategy to reposition the building in 2029.

Developments and refurbishments
Total capital expenditure in 2025 was £4.8 million, which was reduced from the £9.4 million spent in 2024 as our
focus switched to smaller fit-outs to meet tenant requirements.

At Spring Gardens, let to the National Crime Agency, we exchanged a contract for sale with London Square
Dewelopments Limited conditional on achieving planning consent for a major residential scheme. The planning
application was submitted in February 2026. To support this strategy we extended the leases with the National Crime
Agency to September 2026, securing additional income of £7.0 million.

The application for Permitted Development Rights at Columbia House, Bracknell was recently approved and we will
commence the design process shortly for our repositioning of New Printing House Square.

Disposals
During 2025 we completed the sale of the student accommodation at Spring Mews for £101.1 million, in line
with book value.

We continue to look at opportunities to exit some of our smaller assets, or assets which have a higher value as
alterative use, as market conditions allow.

Outlook

Economic growth in 2026 is expected to remain muted. Recent reductions in interest rates have been supportive for
the property sector but it remains sensitive to the continuing intemational political and economic uncertainty. The
Nowvember 2025 budget awoided seweral business tax measures expected by commentators which helped build
optimism for greater occupier and investment activity. The degree to which this will translate into sustainable
momentum will depend significantly on how the war in the Middle East dewvelops.

Germany
Value of property portfolio Percentage of Group's Number of properties
£802.1m property interests 29
47%
Number of tenants EPRA vacancy rate Lettable space (sqm)
320 11.1% 323.1k
Government and large companies Weighted average lease length to Leases subject to indexation
55.9% expiry (years) 76.0%
74

Germany market review

Germany experienced another year of weak growth, characterised by low business confidence and palitical
uncertainty. Concems regarding the long-term impact of trade tariffs and energy supply continued to place pressure
on the export sector and overall economic growth.

Commercial property investment remained subdued, declining to ¢.€24 billion, down 4% compared with 2024.

Office leasing activity across the sewven largest cities totalled ¢.2.7 million sgm, representing a slight increase on the
previous year. Average vacancy rose to 8.0%, with Berlin recording the largest increase in availability. VVacancy rates
vary significantly between cities, with Cologne among the lowest at 5.0%, while Disseldorf remains elevated at
11.3%.

Portfolio movement and valuation summary

In 2025, the value of the German portfolio decreased by £13.6 million, reflecting a revaluation decline of £21.9 million
or 2.7% in local currency, disposals totalling £38.8 million and depreciation of £0.1 million. These impacts were partly
offset by a £41.8 million foreign exchange gain and £5.4 million of capital expenditure. In Sterling, the property
valuation growth was 2.6% when incorporating foreign exchange effects and disposals.
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basis and higher vacancy. ERVs also reduced by 60 basis points on a like-for-like basis.

Asset management

The vacancy rate increased to 11.1% as at 31 December 2025 (2024: 6.7%) as a result of the expected departure of
some large tenants. We were also impacted by two tenants unexpectedly filing for insolvency: one has terminated
their lease and the other has downsized after being acquired. We are focused on reconfiguring this space to offer a
high-quality product to the market.

In 2025, we completed 27 lease extensions and new lettings, securing £7.5 million of rent at an average of 31.5%
abowe ERV. This was primarily due to a large eight year lease with a government department of the Federal State of
North Rhine-Westphalia for 14,700 sgm at Gotic Haus, Dortmund. The lease resulted in a valuation uplift of more than
40% at the property. Excluding this transaction, the remaining deals were achieved at 17.6% abowe ERV.

This lease follows earlier successful govemment lettings at The Brix, Essen and The Yellow, Dortmund in 2023 and
2024 respectively, demonstrating our continued ability to compete effectively in this market.

Rent from leases subject to indexation increased by an average of 2.5%.

Developments and refurbishments

Dewelopment projects across our German portfolio are expected to deliver meaningful ERV growth and are already
contributing to valuation uplifts. Works associated with our 30-year lease with the City of Essen at The Brix
completed on time, and the tenant is in occupation. Construction relating to the 20-year lease with the City of
Dortmund at The Yellow and the eight-year lease with the Federal State of North Rhine Westphalia at Gotic Haus has
commenced and is progressing well.

We invested £5.4 million in smaller refurbishment projects across the portfolio to improve sustainability performance,
meet regulatory requirements and address ewlving occupier needs. The largest project was at Technisches Rathaus
in Bochum, where we are upgrading the fagade and modemising the lifts to support our tenant's 30 year lease. We
are also expanding marketing suites in several properties to aid the re letting of recently vacated space.

Disposals
In 2025, we disposed of Jarrestrasse, Hamburg, and Grafelfing Munich, for a total of £35.6 million at a combined
discount to pre-sale values of 8.9%.

Outlook
The €500 billion infrastructure spending package introduced by the government is expected to support growth,
encouraging higher office take up and strengthening investor confidence.

The German commercial real estate market is set for a selective recovery in 2026, underpinned by stabilising, lower
interest rates and an ongoing shift towards high quality, sustainable assets. The Energy Performance of Buildings
Directive provisions become legally binding in 2026, increasing the impetus for renovation as new efficiency standards
for non residential buildings come into force.

We are optimistic that vacancy rates in major cities will peak during the year, reflecting a marked slowdown in new
construction. At the same time, demand is likely to remain focused on core, modem and energy efficient space in
prime locations, reinforcing the relative resilience of higher quality assets.

France
Value of property portfolio Percentage of Group's Number of properties
£225.3m property interests 15
13%
Number of tenants EPRA vacancy rate Lettable space (sqm)
146 121% 63.6k
Government and large companies Weighted average lease length to Leases subject to indexation
56.1% expiry (years) 100.0%
53

France market review
Political uncertainty and a softer macroeconomic backdrop dominated the French economy in 2025, with significant
debate surrounding rising government debt and its impact on sovereign bond yields.

The commercial property investment market improved, with volumes reaching c.€14 billion, up 10% compared with
2024, and once again dominated by domestic investors.

Office leasing activity remained challenging, although performance varied significantly between submarkets.
Conditions softened in the CBD, while seweral outer arrondissements recorded some improvement. Take-up declined
by 9% to c.1.6 million sgm in Paris, while Lyon fell by 20% to ¢.0.2 million sgm. Year-end vacancy in Paris increased
from 10.2% to 10.7%, and in Lyon from 7.0% to 7.8%

Portfolio movement and valuation summary

In 2025, the value of the French portfolio decreased by £2.2 million as a result of a revaluation decline of £10.4 million
or 4.5% in local currency and disposals of £7.9 million, partly offset by capital expenditure of £4.1 million and a
foreign exchange gain of £12.0 million. The 4.5% valuation decline reflected a 8 basis point expansion in equivalent
yields on a like-for-like basis and higher vacancy following the departure of a major tenant at Inside, Paris. ERVs were
flat on a like-for-like basis, and all leases remain fully indexed.

Asset management

As at 31 December 2025, the EPRA vacancy rate in our French portfolio rose to 12.1% (2024: 8.3%), largely due to
the expected lease expiry at Inside, Paris and the completion of refurbishment works at Bellewe, Paris. We intend to
use this opportunity at Inside to refurbish the space and reconfigure it to accommodate a broader range of floor
plates.



In 2025, excluding contractual indexation uplifts, 20 lease extensions and new leases secured £1.4 million in rent,
aweraging 7.1% below ERV. Notably, we experienced an uptick in leasing activity in Q4, with several new leases in
Paris completed despite a difficult leasing market, removing some of the vacancy during the year.

Rent from leases subject to indexation increased by an average of 1.5% in 2025.

The most significant transaction in Paris was a lease extension for 675 sqm at Sigma, located east of La Défense.
This renewal was with a long-standing tenant that has occupied space at Sigma for over ten years, highlighting the
benefits of our customer-focused asset management approach in a competitive leasing market. In Lyon, the largest
transaction was at Park Avenue for 855 sgm with an IT senices company.

Developments and refurbishments

A major milestone in the first quarter was the completion of the £1.5 million redevelopment of Petits Hotels, a
centrally located 2,081 sgqm asset in Paris. The project involved a full refurbishment of one of the buildings, which has
since been let at ERV to a specialist tour operator company.

At Bellewe, Paris, we completed our £1.1 million refurbishment programme in the third quarter of 2025. The scheme
upgraded five floors totalling 1,301 sqm, delivering best-in-class space with enhanced sustainability features. The
improved specification has already generated strong interest, with two new leases signed in December, and we
expect this momentum to continue into 2026.

Disposals
In August, we completed the sale of Les Reflets in Lille which we acquired in 2019. This sale marked our exit from
Lille. Our French portfolio is now focused on France's two largest property markets, Paris and Lyon.

Outlook
France's economy is expected to grow modestly in 2026 but it is sensitie to the continuing domestic and
international political uncertainty.

Investment volumes ended 2025 with a more balanced distribution across offices, retail and logistics. Conditions in
2026 are expected to remain broadly stable, with stronger momentum anticipated from 2027 onwards.

Leasing activity is likely to remain relatively muted, although we expect a gradual improvement in the second half of
2026, led by the Paris lle de France market and followed by regional markets, particularly with small-to-medium size
businesses targeted by CLS.

Chief Financial Officer's review

Summary

The hard work undertaken by the whole CLS team to make progress on our strategic priorities is having its desired
effect, with lower net debt, a more streamlined cost base and occupancy starting to improve. These actions hawe had
short-term negative impacts on our eamings and NTA, but they are \ital to creating the foundations for medium- and
long-term growth, delivering a portfolio and business that are fit for the future.

EPRA net tangible assets (NTA) per share fell by 6.7% to 200.7 pence (2024: 215.0 pence) and basic net assets per
share by 5.5% to 186.4 pence (2024: 197.3 pence), primarily reflecting the 3.8% like-for-like decline in the valuation of
our portfolio.

EPRA eamings per share (EPS) were 7.6 pence (2024: 9.2 pence) whilst the IFRS loss after tax of £50.3 million
(2024 £93.6 million loss) generated basic eamings per share of -12.6 pence (2024: -23.6 pence). We are proposing a
final dividend of 2.7 pence (2024: 2.68 pence), equating to a full dividend for 2025 of 4.0 pence (2024: 5.28 pence).

The Total Accounting Return per share (the reduction in EPRA NTA plus the dividends paid in the year) was 4.8%
(2024: -11.9%).

CLS uses a number of Altemative Performance Measures (APMs) alongside statutory figures. We believe that these
assist in providing stakeholders with additional useful information on the underlying trends, performance and position
of the Group. Note 5 and our Supplementary disclosures gives a full description and reconciliation of our APMs.

Income statement

EPRA profit after tax was lower than last year at £30.2 million (2024: £36.4 million), reflecting the impact of disposals
and higher vacancy costs, offset by lower net finance and administration expenses. 2024 EPRA eamings also
benefited from a deposit forfeited by a potential buyer of one of our properties which equated to £2.9 million (0.7
pence per share).

Net rental income in 2025 of £101.3 million fell by 11.1% (2024: £114.0 million), mainly refiecting the lost income from
disposals early in the year, and higher vacant space. Like-for-like net rental income fell 6.3% to £106.8 million due to
lease expiries and movement of properties to development stock, which reduced rental income by £9.2 million and
£0.4 million respectively, and lower other income of £1.0 million. New leases, renewals and indexation added £2.6
million and £0.8 million respectively. Income from student operations fell £4.0 million reflecting the disposal of Spring
Mews Student in early 2025, and a further £1.9 million of rent was lost from other property disposals.

CLS' tenant relationships remain strong and the quality and diversity of our tenant base has continued to be reflected
in our rent collection. As in previous years, we collected over 99% of rent and this trend has continued into the first
quarter of 2026.

Overall administration and property expenses, excluding amortisation of intangibles, decreased by £2.0 million to
£33.4 million (2024: £35.4 million). Administration costs were £1.2 million lower compared with 2024 reflecting action
taken to reduce our cost base during the year. Property expenses were £0.8 million lower as a result of the disposal
of the student property early in the year, offset by increased vacancy costs. The proportion of index-linked rent was
58.7% (2024: 54.4%) of total contracted rent.

Althouah administration and orooertv expenses were lower. CLS' administration cost ratio increased to 16.1% (2024:



15.4%) and the EPRA cost ratio increased to 36.2% (2024: 33.6%) as a result of lower gross rental income and
higher costs associated with vacant space.

The valuation of CLS' properties declined by 3.8% (2024: 5.8% decline) on a like-for-like basis, although much of this
was concentrated on two properties: Spring Gardens, where the valuers adjusted their valuation approach to reflect
the conditional agreement to sell; and the Spring Mews hotel which will be subject to higher business rates than
previously assumed. The reduction in the value of investment properties was £79.2 million (2024: £127.7 million
reduction) with falls in the UK of 4.6%, Germany 2.7% and France 4.5% in local currencies.

Four properties were sold in 2025 for an aggregate consideration of £144.2 million. This consideration was in-ine with
the

pre-sale book values but, after costs, resulted in a loss on sale of investment properties before tax of £10.9 million
(2024: £2.3 million loss). At year-end, we hawe classified £94.9 million (2024: £133.0 million) of assets as being held
for sale, recognising that we expect to dispose of these assets in the first half of the year. This does not include
Spring Gardens, the cument headquarters of the National Crime Agency in Vauxhall, London as the sale is
conditional on planning permission being obtained from the local council to redevelop the property from offices into
residential space. We are working in partnership with the acquiror on this deal and submitted planning permission in
February 2026. The transaction is expected to release equity in stages ower the next two years, following the
repayment of associated debt.

Net finance costs, excluding movement in derivatives, fell by 10.3% to £36.7 million (2024: £40.9 million) reflecting
primarily lower debt during the year, and the impact of disposals in late 2024 and the sale of Spring Mews Student in
early 2025.

Approximately 52% of the Group's sales are conducted in the reporting currency of Sterling and 48% in Euros. The
year-end Sterling rate against the Euro weakened by 5.1% and the average Sterling rate weakened by 1.2%, resulting
in a foreign exchange gain of £0.2 million in the income statement (2024: £0.6 million loss).

The low tax expense primarily reflects our status as a UK REIT which means that we do not pay corporation tax on
our property-related profits in our UK business.

The components of the EPRA eamings are as shown below:

2025 2024

£m £m

Revenue 139.7 151.9
Senice charges and similar expenses (38.4) (37.9)
Net rental income 101.3 114.0
Administration expenses1 (16.1) (17.3)
Other property expenses (17.3) (18.1)
Net finance costs' (36.7) (40.9)
Foreign exchange gain/(loss) 0.2 0.6)
Taxation expense' (1.2) 0.7)
EPRA earnings 30.2 36.4
EPRA earnings per share 7.6p 9.2p

1 Balances include EPRA adjustments; the reconciliation to the IFRS figures can be found in note 5(j).

EPRA net tangible assets and gearing

At 31 December 2025, EPRA net tangible assets (NTA) per share were 200.7 pence (2024: 215.0 pence), a fall of
6.7%. The main reasons for the decrease were property valuation decreases of 3.8% in local currency (20.4 pence
per share), dividends paid in the year of 4.0 pence per share, and a loss on disposal of investment properties of
3.5 pence per share. These were partly offset by EPRA eamings per share of 7.6 pence per share and foreign
exchange uplifts on our European business of 7.2 pence per share.

The impact of reduced level of debt in the business was partly offset by a decline in the value of our property portfolio,
resulting in a slight improvement in balance sheet loan-to-value ratio at 31 December 2025 to 50.0% (2024: 50.7%).
We retain our intention to reduce LTV to between 35% and 45% in the medium-term through disposals and value-
enhancing investment. We beliewve that this LTV range is more appropriate for the business.

Cash flow and net debt

2025 2024
Borrowings (£m) 901.9 999.2
Cash and cash equivalents (£m) (49.4) (60.5)
Net debt (Em) 852.5 938.7
EBITDA (Em) 68.5 79.2
Net debt:EBITDA ratio (times) 124 11.9
Balance sheet loan-to-value ratio (%) 50.0 50.7
Weighted average cost of debt (%) 3.8 3.8
Interest cower (times) 1.8 1.9
Weighted average unexpired debt (years) 3.6 3.2

As at 31 December 2025, the Group's cash and cash equivalents balance (including restricted cash - see note 16)
was £49.4 million (2024: £60.5 million) as set out in note 16 to the Group financial statements. Available undrawn
facilities totalled £28.0 million (2024: £50.0 million), with a further £10 million uncommitted facility (2024: £10 million)
which was undrawn at year-end. Net cash flow from operating activities, after payment of £38.0 million for financing
costs and tax, generated £14.6 million (2024: £29.5 million) mainly reflecting the impact of disposals and higher
vacancy, as well as £1.7 million of non-recurring costs related to the staffing review and financial structuring carried
out during the year. Excluding the non-recurring costs, operating cash flows cover the £15.9 million cash cost of the
interim and final dividend for 2025.



Borrowings decreased by £97.3 million to £901.9 million (2024: £999.2 million) due primarily to the net repayment
of loans of £126.8 million, partially offset by the impact of the weakening Sterling exchange rate on the Sterling value
of our Euro-denominated debt. During the year, CLS increased the size of its two committed revolving credit facilities
from £50 million to £70 million. It also has a £10 million overdraft facility. As at 31 December 2025, CLS had drawn
down £42 million on the revolving credit facilities. No overdraft was utilised as at 31 December 2025.

The weighted average cost of debt at 31 December 2025 was stable at 3.8% (2024: 3.8%), translating to group
interest cover of 1.8 times (2024: 1.9 times).

Financing strategy and covenants

The Group's financing strategy is based substantially on raising secured debt against its properties, whether
individually or in multi-property facilities. At Group lewel, we have a target balance sheet LTV ratio of between 35%
and 45%. At 31 December 2025, LTV was 50.0%, a level which we are working to reduce through disposals and
investment to enhance the value of our properties.

Most of our properties have debt secured against them. Properties not subject to secured debt at 31 December 2025
totalled £64.4 million (2024: £41.3 million).

At the start of 2025, the Group had £373.7 million of debt (including £9.6 million of amortisation) across 11 loan
facilities expiring in 2025, all of which have been refinanced, extended or repaid. We took the opportunity to spread
the maturities over a longer period to smooth out future refinancing peaks: the £222.8 million of new loans taken out
during the year had a weighted awerage all-in rate of 5.5%, within which £51.6 million were fixed at a weighted average
all-in rate of 4.1%. Consequently, the Group's debt maturity risk profile is more evenly spread, and the weighted
average maturity has increased to 3.6 years (2024: 3.2 years).

In 2026, the Group has £145.5 million of long-term debt maturing and comprising of seven loans; loan amortisation of
£11.8 miillion and a further £42.0 million of expiring short-term credit facilities which we are currently in discussions to
extend or refinance with existing and new lenders.

CLS' objective remains to keep a high proportion of fixed rate debt but to retain some floating rate debt to provide
flexibility to allow early repayments expected from planned disposals without incuring break costs typically
associated with fixed rate loans.

At 31 December 2025, 69% of the Group's borrowings were at fixed rates or subject to interest rate swaps, 7% were
subject to caps which had been hit and 24% of loans were unhedged.

At 31 December 2025, the Group had 36 loans (26 through SPVs, eight portfolios and two credit facilities) from 23
different lenders. The loans vary in tems of the number and nature of their covenants, although the three most
common relate to LTV ratio, interest cover and debt senice cover.

On awerage, across the 36 loans, CLS has between 23% and 28% headroom against these three most common
covenants. In the event of an actual or forecast covenant breach, all of the loans have equity cure mechanisms to
repair the breach, which allow CLS to either repay part of the loan, substitute property or deposit cash, for the period
the loan is in breach after which the cash can be released.

Distributions to shareholders
The final dividend for 2024 of 2.68 pence per share (£10.7 million) was paid in May 2025. In October 2025, CLS paid
an interim dividend for 2025 of 1.30 pence per share (£5.2 million).

We are proposing to maintain the final dividend at 2.7 pence per share (2024: 2.68 pence), in line with the dividend
policy established a year ago, equating to a cash amount of £10.7 million (2024: £10.7 million). This equates to a full
year distribution of 4.0 pence per share (£15.9 million), covered 1.9 times by EPRA eamings per share, within our
policy of the dividend being covered 1.5 to 3.0 times by EPRA eamings.

Under the terms of being a UK REIT, CLS is obliged to distribute a minimum of 90% of its UK property income as a
Property Income Distribution (PID). The final dividend will be paid entirely as a PID. As a result of this high distribution
requirement, the ability of a UK REIT to retain capital in the business for investment is limited. Therefore, we are
proposing to offer shareholders the option of receiving the dividend in new shares rather than cash, in the form of an
enhanced scrip dividend, allowing those who take the scrip altemative to increase their investment in CLS and to
receive a benefit by doing so in the form of a 5% discount to the reference share price.

Harry Stokes
Chief Financial Officer

Risk management

Our Risk Management Structure

Risk management is a critical component of the operation of our business, allowing us to take advantage of
opportunities whilst ensuring that we do not expose the business to excessiwe risk, thereby generating shareholder
value ower the long term in a sustainable and compliant manner.

The Board
Sets our owerarching risk appetite and ensures that we manage risks appropriately across the Group within
a robust intemal control framework. The Board delegates owersight of risk management activities to the
Audit Committee.

- Annual assessment of principal and emerging risks.
The Audit Committee
- Key owersight function for risk management, intemal controls and viability.

Receives updates on risks and the control environment including the results of any intemal control review
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- Reports to the Board on the effectiveness of the extemal auditors, risk management and intemal controls.

Management Committees
- Seweral management committees have the responsibility for overseeing and mitigating risks associated with safety,
sustainability, treasury and energy procurement amongst other things.

- Responsible for the day-to-day operational oversight of risk management.

- Major business-wide decisions such as property acquisitions, disposals, significant strategy changes and the wider
changing geopolitical landscape are discussed. These decisions are assessed with reference to risk appetite.

The Senior Leadership Team
- Comprised of the CEQO, the CFO, the COO and senior members of the property operations, finance and human
resources teams.

- Reviews and monitors the Group's principal and emerging risks taking into account the appetite for, and impact of,
risk in all areas of the business. These are presented to the Audit Committee every six months for further
discussion.

Group Finance

- Responsible for the management of the Group's risk and intemal controls.

- Conducts regular testing and monitoring of material controls.

- Responsible for following up and tracking any process or control improvements.

- The Group has policies set by the Board that govem key risks across the business. These are regularly reviewed to
ensure they are up to date and comply with laws and regulations

Business units
- Risk management embedded in day-to-day operations including identifying, evaluating and reviewing within these
units.

- Execute strategic actions in compliance with the Group's objectives and poalicies.
What we did in 2025

- Implemented a Failure To Prevent Fraud (FTPF') Policy and staff training in advance of the FTPF prowvisions of the
Economic Crime and Corporate Transparency Act 2023 which became enforceable from September 2025.

- Upgraded the IT firewall at our London head office to ensure our defences against potential cyber attacks remain
robust.

- Addressed interal control recommendations from our extemnal auditor.

Progressed towards providing a declaration of effectiveness of material controls by 31 December 2026 by
performing testing on a selection of our material controls.

- Implemented minor process improvements based on obsenations from control testing.
- Refinanced, extended or repaid £373.7 million of debt falling due in 2025.

Our priorities for 2026
- Increasing letting activity to reduce vacancy and improve eamings.

- Executing sales to reduce LTV to our target range of 35%-45%.

- Completing refinancings due in 2026.

- Investing in our properties to unlock the value within the portfolio.

- Continuing to deliver on our roadmap activities for the UK Government's corporate reforms. This includes:

- agreeing the cadence for and performing cycles of material controls testing; and
- preparing a draft of the material controls declaration including any ineffectiveness explanations.

Management of risk throughout the Group

1. Identification
We proactiely identify potential risks across all processes and the wider environment that could impact our

organisation.

2. Prioritisation

We evaluate and rank risks based on their potential impact and likelihood of occurrence. Using risk matrices and
scoring systems, we focus our resources on the most critical risks. This prioritisation process allows us to address
the most significant threats first, ensuring that our risk management efforts are both effective and efficient.

3. Controls and responses

We dewelop and implement strategies to mitigate or manage risks. We design controls to prevent or reduce
the impact of risks and plan responses for when risks materialise. Our controls include preventive, detective,
and corrective measures.

4. Governance and reporting

We hawe established a robust govemance framework to oversee our risk management. Roles and responsibilities are
clearly defined, and policies and procedures are set to ensure accountability. Regular reporting to senior
management and the Board keeps them informed of the risk landscape and the effectiveness of our risk management
activities, ensuring transparency and oversight.

5. Monitoring
Continuous monitoring is a key part of our risk management process. We track identified risks, assess the



performance of controls, and detect new risks. Regular reviews and updates to our risk management plan help us
adapt to changes in the intemal and extenal environment, ensuring that our risk management practices remain
effective and relevant.

6. Audit and assurance

We conduct independent reviews and audits to provide assurance that our risk management process is functioning as
intended. Reviews both intemally and by our extemal auditors help evaluate the effectiveness of our controls and
compliance with policies. These assurance activities help us identify gaps and areas for improvement, ensuring that
we maintain a robust risk management framework.

Based on the size of its balance sheet and market capitalisation, CLS is a large business, but it is relatively small
based on the number of people working directly in the business. The small number of employees and our interal
control structures allow the Group to safeguard its assets, prevent and detect material fraud and emors and ensure
accuracy and completeness of the accounting records used to produce reliable financial information, while still
allowing the flexibility to take advantage of opportunities to further the business strategies of the Group.

Risk assessment
As part of annual business planning, the Board undertakes an assessment of the risks that could threaten the
Group's strategic objectives, future performance, solvency or liquidity.

We use a risk scoring matrix to consider the likelihood and impact of each risk at regular points throughout the year.
We evaluate risks on an inherent (before mitigating actions) and residual (after mitigating actions and controls) basis.
To do so, we identify principal risks (current risks with relatively high impact and certainty) and emerging risks (risks
where the extent and implications are not yet fully understood).

Throughout the year, the Board monitored the changing economic and market situation and considered its effect
on the business, as it will continue to do going forward. The impact of the macro-economic factors is discussed
in the CEO review and the country reviews.

Our principal risks are set out on the following pages. In evaluating these risks, any potential impact as a result of
market uncertainties has been considered. Changes in the risk profile between 2024 and 2025 are identified on these
pages.

Risk appetite

The Board reviews our risk appetite at least annually. The risk appetite of the Group is assessed with reference to
changes that have occurred, or trends that are beginning to emerge in the extemnal environment, and changes in the
principal risks and their mitigation. These will guide the actions we take in executing our strategy. Whilst our appetite
for risk will vary over time, in general we maintain a balanced approach to risk.

Risk appetite vs risk assessment

The Board's risk appetite in relation to the Group's principal risk assessment is broadly aligned. As shown in the
detailed description of our principal risks, there is divergence of risk appetite and risk status in relation to
the financing and sustainability risks. The Board accepts that there are factors in relation to these risks that are
outside the Group's control and are likely to change over time. Mitigating actions have been put in place to ensure
financing risk is adequately managed and monitored to reduce the potential impact on the Group. We expect the
sustainability risk appetite and assessment to align in the medium-term. The Board recognises that not all risks can
be fully mitigated and that they need to be balanced alongside commercial, and political and
economic considerations.

The Group uses five risk categories to allocate its risk appetite:

Very low: Awid risk and uncertainty

Low: Keep risk as low as reasonably practical with very limited, if any, reward

Medium: Consider options and accept a mix of low and medium risk options with moderate rewards
High: Accept a mix of medium and high-risk options with better rewards

Very high: Choose high risk options with potential for high retums

On reviewing our risk appetite, the Board recognised that there are factors outside of the Group's control, for example
the property market envronment, that influences risk appetite in any one year.

Our principal risks

Our principal risks and risk assessments are discussed over the following pages along with: any change in their risk
profile since the last year end; the current direction of travel; and our risk mitigation actions and plans. Whilst we do
not consider that there has been any material change to the nature of the Group's principal risks ower the last 12
months, seweral risks remain elevated as a result of the challenging extemal environment and significant ongoing
uncertainty.

The following pages are only focused on our principal risks being those that have the greatest impact on our strategy
and/or business model. In addition, there are many lower level operational and financial risks which are managed
on a day-to-day basis through the effective operation of a comprehensive system of intemal controls.

Key to strategy:

1 We acquire the right properties

2 We secure the right finance

3 We deliver value through active management and cost control
4 We continually assess whether to hold or sell properties

5 We reward shareholders, customers and employees




Key to change in risk profile in year/direction of travel:

- Increasing "~ Decreasing « No Change
1 Property Link to strategy:
Market fundamentals and/or internal behaviours lead to adverse changes to 1

capital values of the property portfolio or ability to sustain and improve income
generation from these assets.

Key risks: Mitigation: Appetite:
- Cyclical downtum in the 2025 High
property market which - Maintained strong relationships with our occupiers, Risk assessment:
may be indicated by agents and direct investors active in the market and High
an increase in yields actively monitored trends in our sectors Change in risk profile
- Changes insupply of - Asset management committees meet once a month in year:
space and/or demand to discuss each property «
(vacancy rate) - Targeted capital expenditure with a focus on Direction of travel:
* Poor property/facilities sustainability to meet tenant demands «
management - Rigorous and established governance approval KPls:

* Inadequate due diligence  processes for capital and leasing decisions

and/or poor commercial . Engagement with tenants to understand their needs and ﬁE(R)
assessment of space requirements . EPS
acqisitions  Disposal of properties with low yield, limited EP
- Higher tenant asset management potential or unfavourably balanced
expectations with risk/reward ratio
respect to fit outs - Continued monitoring of covenant strength of tenants
anq amenities - High quality provision of property and facilities
- Failure of tenants management senices with our in-house team
+ Rising business rates . egith and Safety Committee met throughout the year
-+ Insufficient health and and provided regular updates to the Board
safety risk protection - Monitored changes in the regulatory environment,
- Building obsolescence particularly in relation to the Building Safety Act 2022
which may impact the permitted uses and \viability of
future schemes
2 Sustainability Link to strategy:
As a result of a failure to plan properly for, and act upon, the potential 13
environmental and social impact of our activities, changing societal attitudes,
and/or a breach of any legislation, this could lead to damage to our reputation
and customer relationships, loss of income and/or property value, and erosion
of shareholder confidence in the Group.
Key risks: Mitigation: Appetite:
Transition risks 2025 Medium
- These include regulatory - Monitoring and owersight by the Sustainability Committee Risk assessment:
changes, economic ower key projects and regulatory requirements Low
shifts, obsolescence, - Detailed sustainability risk registers maintained, Change in risk profile
and the changing reviewed, and updated in year:
availability and price of . Eygluation of the physical climate risk profiles of all -
resources. properties Direction of travel:
Physical risks - Continued implementation and active monitoring of NZC  —
- These are climate- Pathway projects KPls:
related events that affect . Completion of planned energy efficiency and carbon . TSIIQ(R)
our supply chain as well reduction projects . TAR

as the buildings'
physical form and
operation; they include
extreme weather events,
pollution and changing
weather pattems.

- Continuation of EPC upgrade programme

- Recertification of relevant properties across all three
regions to BREEAM In-Use

- Integration of sustainability data platform for group-wide
data management

- Independent assurance on EPRA sBPR KPI data

- Completion of biodiversity appraisals in the UK

- Maintained living wage accreditation

- Vacancy Rate

3 Business interruption Link to strategy:

Data loss; or disruption to corporate or building management systems; or 4
catastrophic external attack; or disaster; may limit the ability of the business to
operate resulting in negative reputational, financial and regulatory implications
for long-term shareholder value.

Key risks: Mitigation: Appetite:

- Cyber threat 2025 Low

- Large scale terrorist - Completed the migration of files from on-premise seners Risk assessment:
attack to cloud seniice to reduce ransomware risk Low

- Environmental disaster, - Maintained a Centre of Intemet Security 'A' rating Change in risk profile
power shortage (intemet-facing systems) in year:
or pandemic - Continued implementation of shared property and finance «

system across the Group Direction of travel:

- Fnaaned external nartnere far anecialiet cvher cect ity
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activities and independent reviews KPIs:
- Continued use of continuous, automated patching across . TSRR)
systems . TAR
- Continued to test and train employees on cyber security
4 Financing Link to strategy:
The risk of not being able to source funding in cost-effective forms will 2

negatively impact the ability of the Group to meet its business plans
or satisfy its financial obligations.

Key risks: Mitigation: Appetite:
* Inability to refinance 2025 Medium
debt at maturity dueto - Financed, refinanced, repaid or extended all loans Risk assessment:
lack of funding sources, maturing in 2025 High
market liquidity, etc. - Weekly treasury meetings took place with the CEOand  Change in risk profile
- Unavailability of CFO including discussion of financing, rolling 12-month  in year:
financing at acceptable  cash flow forecasts, FX requirements and hedging, «
terms amongst other items Direction of travel:
- Risk of rising interest - Mitigated risk of interest rate fluctuations, ensuringthe
rates on floating rate majority of the Group's borrowings are fixed rate or KPls:
debt subject to interest rate caps )
- Risk of breach of loan - Regularly monitored loan covenants  Cost of debt
covenants - CLS borrows in local markets and in local currencies via EPS
- Foreign currency risk individual SPVs to provide a 'natural' hedge
- Financial counterparty - All loans have equity cure mechanisms to repair
risk breaches
- Risk of not having - Maintained banking relationships with a wide number of
sufficient liquid lenders across the Group to diversify funding sources
resources to meet - Maintained low weighted average cost of debt

payment obligations

when they fail due - Increased average debt maturity

- Significant headroom across three main loan covenants

5 Political & economic Link to strategy:

Significant events or changes in the Global and/or European political and/or 3
economic landscape may increase the reluctance of investors and customers to
make timely decisions and thereby impact the ability of the Group to plan and
deliver its strategic priorities in accordance with its core business model.

Key risks: Mitigation: Appetite:

- Global geopolitical and 2025 Medium
trade environments - Monitored events and trends closely, making business  Risk assessment:

- Potential impact of responses if needed Medium
US tariffs on inflation - Maintained membership of key industry bodies Change in risk profile
and interest rates - Monitored tenants for sanction issues in year:

«

Direction of travel:
KPls:

- EPS

6 People Link to strategy:

The failure to attract, develop and retain the right people with the required 5
skills, and in an environment where employees can thrive, will inhibit the

ability of the Group to deliver its business plans in order to create long-term
sustainable value.

Key risks: Mitigation: Appetite:

- Failure to recruit senior 2025 Medium
management and key - Bi-annual townhall meetings held by Senior Independent Risk assessment:
executives with the Director to listen to employee concems and suggestions  Medium
right skills and discuss with the Board Change in risk profile

- Excessiw staff - Employee compensation packages reviewed at least in year:
tumover levels annually to ensure they remain competitive -

- Lack of succession - Continuation of wellbeing, social and diversity, equity, Direction of travel:
zlanrlﬂng an(tj and inclusion activities -

levelopmen
opportEnities KPIs:

- Poor employee " SRR)

engagement levels - TAR

Emerging risks

We define emerging risks to be those that may either materialise or impact over a longer timeframe. They may be a
new risk, a changing risk or a combination of risks for which the broad impacts, likelihoods and costs are not yet well
understood, and which could have a material effect on CLS' business strategy.

Emerging risks may also be superseded by other risks or cease to be relevant as the interal and extemal
environment in which we operate ewolves. The Senior Leadership Team, which has representatives from each area of
the business, is tasked with identifying emerging risks for the business and discussing what impact these risks may
have on the business and what steps we should be taking to mitigate these risks. The Board reviews these

accacemante An an anniial hacie
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Emerging Short Medium Long
risk Potential impact Mitigation <2yrs 2-5yrs >b5yrs
Artificial The automation of certain tasks Active monitoring of the changing A A A
intelligence through Al may lead to job landscape through attendance
displacement for those whose roles  at Al industry talks and regular
are automated but it will also create  discussion/awareness at the senior
jobs. The adoption of these leadership team level of
technologies by our customers may  opportunities, risks and regulatory
impact their office space frameworks.
requirements.
Adoption of Failure to embrace technology could  We thoroughly examine emerging A A A
technology result in the Group falling behind its technologies to ensure that we
competitors in efficiency, thereby extract the utmost value from any
risking a loss of competitive edge. As new system or senice we opt to
buildings ewlve to incorporate smart  incorporate into our comprehensive
features, tenants may prefer such digital and technological framework.
clogl sarced SO0 91 o consr appablo ity
Neglecting occupant preferences MEWOTKS 10 ensure adoption o
for technology could diminish the new technologies are compliant.
attractiveness of the Group's office
properties, potentially leading to
vacancies and declines in property
values and rental revenue.
Regulation/ Increased capital cost of maintaining  Continued ongoing assessment of A A A
compliance our property portfolio. all properties against emerging
Increased administration costs to gﬂﬁﬁgm?:;g%?j&d
ensire resources Suficient 10 deer g refubishment projects against
) third party schemes.
Increasing  Increased cost of operating properties  Ongoing consideration of, and A A A
energy and Will reduce attractiveness of tenancies investment in, energy efficient plant
construction 1o existing and potential customers.  and building-mounted renewable
costs Increased costs of refurbishments energy systems.
and dewvelopments leading to reduced Continued monitoring of materials,
investment retums. investment in key skills for staff and
viability assessments of buildings.
Changesin Changes in societal attitudes to agile  In-house asset management model A A A
office and flexible working practices may provides the means for the property
occupation reduce demand for space compared  team to: proactively manage
trends to historical trends. customers; and gain real-time
insight and transparency
on changes in needs and trends
allowing us to adapt our properties
to meet these.
Regular review of our assets to
assess Viability of change of use,
leading to greater diversity of
properties in our portfolio.
Climate Increased risk of weather-related Our sustainability strategy A A
change, damage to property portfolio and continues to evolve and has been
natural reputational impact of not evolving deweloped in alignment with Global
resources sustainability goals in line with global Real Estate Sustainability
and benchmarks and/or public Benchmarks (GRESB),
biodiversity expectations. consideration of the UN Sustainable
risks Dewelopment Goals (SDGs) and

Inability to obtain sufficient carbon
credits at suitable price to offset
residual carbon emissions in order to
achiewe net zero carbon.

climate risk modelling.

We are investigating various
solutions to achieve sufficient
offsets by 2030.

Going concern statement

Background

CLS' strategy and business model include regular secured loan refinancings, and capital deployment and recycling
through acquisitions, capital expenditure and disposals. Ower the last thirty years, the Group has successfully
navigated several periods of economic uncertainty, including the recent macroeconomic stresses resulting from global
conflict, the resulting inflationary pressures and transition to a higher interest rate environment.

The Group continues to have very high lewels of rent collection and low bad debts, and has a long-term track record in
financing and refinancing debt including £373.7 million completed in the twelve months to 31 December 2025 and a
further £38.7 miillion has been completed or well advanced subseauent to vear-end. wherebv terms sheets hawe been



Obtained or they hawe reached a first stage credit reiew.
The Directors note that the group financial statements for the year ended 31 December 2024 contained disclosure of
a Material Uncertainty related to going concem due to the timing and amounts of the planned refinancing of debt and
disposals of property being outside of Management's control. In this context the Directors set out their considerations
and conclusions in respect of going concem for these financial statements below.

Going concern period and basis

The Group's going concem assessment cowvers the period to 31 July 2027 ("the going concem period"). The period
chosen takes into consideration the maturity date of loans totalling £254.2 million that expire by July 2027. The going
concem assessment uses the forecast approved by the Board at its November 2025 meeting as the Base case. The
assessment also considers a Sewvere but plausible case. The Directors have also considered the period between the
date of Board approval and the date of signing the accounts. Based on a review of events since Board approval in
November 2025, the Directors conclude that there have been no significant changes since the forecast was approved.

Forecast cash flows - Base case

The forecast cash flows prepared for the Base case take account of the Group's principal risks and uncertainties and
reflect the challenging economic backdrop. The forecast cashflows have been updated using assumptions regarding
forecast forward interest cunes, inflation and foreign exchange, and include revenue growth, principally from
contractual increases in rent, and increasing cost lewels in line with forecast inflation.

The Base case is focused on the cash and working capital position of the Group throughout the going concern period.
In this regard, the Base case assumes continued access to lending facilities in the UK, Germany and France, and
specifically that debt facilities of £254.2 million with 13 lenders expiring within the going concem period will be
refinanced or extended as expected (£164.4 million) or will be repaid (£89.8 million), some of which are linked to
forecast property disposals. The Board acknowledges that these refinancings are not fully within its control; however,
they remain confident that refinancings or extensions of these loans will be executed within the required timeframe,
having taken into account:

- existing banking relationships and ongoing discussions with the lenders in relation to these refinancings;

- CLS' track record of prior refinancings, particularly in the 12 months to 31 December 2025 when £373.7 million
was successfully repaid, refinanced or extended;

- recent refinancings subsequent to 31 December 2025 that have reached an initial credit committee review stage by
lenders, or where term sheets have been obtained, totalling £38.7 million of the £164.4 million noted abowe; and

- other ongoing discussions with lenders.

The Base case includes property disposals in the going concem period in line with the Group's business model and
the forecast cash flows approved by the Board in November 2025. The Board acknowledges that property disposals
are not fully within its control; howewer, they are confident these transactions will be completed within the going
concem period, based on their history of achieving disposals (with disposals of £144.2 million achieved in the 12
months to 31 December 2025). The value of the properties available for disposal is in excess of the value of the debt
maturing during the going concemn period.

The Group's financing arrangements, which utilise ring-fenced property loans, contain Loan to Value (LTV'), Interest
Cower Ratio (ICR) and Debt Senice Cowerage Ratio (DSCR) cowvenants. In the Base case, minimal cure payments
have been forecast given that the Group expects to maintain its compliance with the covenant requirements.

The nearterm impacts of climate change risks within the going concem period are expected to be immaterial
following an assessment of potential significant inflation resulting from climate change, in the context of increased
property and administrative costs, as part of the reverse stress testing performed by CLS. Furthermore, the forecast
cash flows prepared for the Base case include all necessary capital expenditure to meet the minimum energy
efficiency standards required in the countries where CLS operates.

Forecast cash flows - Severe but plausible case

A Sewere but plausible case has been assessed which has been produced by flexing key assumptions further
including: lower rents, increased senice charges, higher property and administration expenses, falling property values
and higher interest rates.

These flexed assumptions are more severe than CLS experienced during the 2007-2009 global financial crisis and
other downtums such as that experienced in 2020-2022 during the Covid-19 pandemic. A key assumption in this
scenario is a further reduction to the Base case in property values of 10% until July 2027, impacting forecast
refinancings, sales and cash cures. This is in addition to the reduction experienced of 3.8% in 2025 and cumulative
€.25.4% decline from 30 June 2022 to 31 December 2025.

Assumptions around refinancing and investment property disposals are adjusted to incorporate the higher interest
rates and lower property values noted abowve. A reduction in property values of 10% results in additional cure
payments of £1.1 million being necessary for the Group to remain in compliance with its covenant requirements.
Similarly, the assumptions of lower rents and increased expenses result in additional cure payments of £1.6 million.

Due to the sewerity of the assumptions used in this scenario, which is Severe but plausible and therefore not remote,
the liquidity of the Group is exhausted even after putting in place controllable mitigating actions as set out below.

Mitigating actions

In the Sewere but plausible case, CLS is assumed to take mitigating actions including depositing cash to cure
cowenant shortfalls under the facilities' equity-cure prowvisions, scaling back uncommitted capital expenditure
(specifically where reductions do not affect tenant revenue streams over the going concem period) and reducing the
dividend to the Property Income Distribution required under the UK REIT rules as well as drawing the currently
available £30.8 million of its existing £80.0 million revolving credit and overdraft facilities. If needed, further disposals
could be considered as there are no sale restrictions on CLS' £1.7 billion of properties, albeit the timing and the
amount of these potential disposals are not in the Group's control.

Additionally, the Directors note that the loans that require refinancing in the going concem period are all through ring-
fenced SPV borrower structures. Accordingly, in extremis, the lender could enforce their security on an individual
property with no claim on the rest of the Group's assets apart from certain limited guarantees and limited recourse
security granted by the Company and certain Group companies.



Material uncertainty related to going concern

As described abowe, the Group is reliant in the Base case and Sewere but plausible case upon its ability to both
refinance the debt maturing and to complete a number of investment property disposals in the going concem period in
challenging market conditions.

Whilst the Directors remain confident that a combination of sufficient refinancings and property disposals will be
achieved, the timing and value of both the planned refinancing of facilities falling due within the going concem period,
and planned property disposals, are outside of Management's control and consequently a material uncertainty exists
that may cast significant doubt on the Group's and the Company's ability to continue as a going concem.

Notwithstanding this material uncertainty on the going concem assumption, given our track-record and reputation,
the Directors are confident that the debt falling due for repayment in the going concem period will be refinanced
or settled in line with their plans for the reasons set out abowe, rather than requiring repayment on maturity, or will
be extinguished as part of property disposals in the period. In extremis, the loans requiring refinancing are all through
ring-fenced SPV structures, sawe for certain limited guarantees and limited recourse security granted by the
Company and certain other Group companies. Therefore, the Directors continue to adopt the going concem basis in
preparing these Group financial statements.

The financial statements do not include any adjustments that would be necessary if the Group and the Company
were unable to continue as going concems.

Viability statement

The Group's Mability assessment follows a similar methodology to the going concem assessment in terms of
analysing the Base case financial forecasts and a Sewere but plausible case but makes the assessment of the
viability of the Company to continue in operation and meet its liabilities as they fall due over a longer period.

The \ability assessment cowers the period to 31 December 2029 ("the viability period"), as it coincides with the
forecasts approved by the Board at its November 2025 meeting. These forecasts comprise the Base case, reviewed
against the actual results for 2025 and incorporating updated assumptions. The period of four years is a balance
between the Group's weighted lease term and weighted average debt maturity, and so aligns with the period over
which the Group has good operational visibility.

In performing this assessment, the Board notes that the financial information for the year ended 31 December 2025
contained disclosure of a Material Uncertainty related to going concem because the timing and amounts of the
planned refinancing of debt and disposals of property at the time were outside of Management's control. In this
context the Directors set out their considerations and conclusions in respect of their viability statement for these
financial statements below.

Viability assessment

As with the Going Concemn assessment, the financial forecast prepared for the Base case takes account of the
Group's principal risks and uncertainties, and reflects the current challenging economic backdrop. The forecast uses
forward interest rate curves, inflation and foreign exchange.

The Base case forecast is focused on the cash, liquid resources and working capital position of the Group including
cowvenant compliance. It also assumes continued access to lending facilities. Within the viability period, it is assumed
that expiring debt facilities of £508.3 million will be refinanced as expected or repaid from the proceeds of disposals.
The Board acknowledges that these refinancings are not fully within management's control but remains confident that
refinancings or extensions of these loans will be executed within the required timeframe, having taken into account:

- existing banking relationships;

- CLS' track record of prior refinancings, particularly in the 12 months to 31 December 2025 when £373.7 million
was successfully repaid, refinanced or extended;

- recent refinancings subsequent to 31 December 2025 that have reached an initial credit committee review stage by
lenders, or where term sheets have been obtained, totalling £38.7 million of the £508.3 million noted abowe; and

- other ongoing discussions with lenders.

A Sewere but plausible case was also produced by flexing key assumptions including: lower rents, increased senice
charges, higher property and administration expenses, falling property values (mainly a further 10% reduction in 2026
and no recovery during the viability period), higher interest rates and reduced achievements of refinancings and
disposals. These flexed assumptions are derived by considering the negative market and economic impacts
experienced during the 2007-2009 global financial crisis and other downtums such as the Covid-19 pandemic.

Assumptions around refinancing and property disposals are adjusted to include only those agreed or considered
significantly advanced by management. In addition, a reduction in property values of 10% results in additional equity
cure payments of £1.1 million to remain in compliance with covenant requirements. Similarly, the assumptions of
lower rents and increased expenses result in additional equity cure payments of £1.6 million.

The impacts of climate change risks within the viability period have been considered in the Severe but plausible case
and are expected to be immaterial.

Due to the sewerity of the assumptions used in this scenario, the liquidity of the Group is exhausted even after putting
in place mitigating actions wholly within management's control as set out below.

Mitigating actions

In the Sewere but plausible case, CLS would need to take mitigating actions in terms of depositing cash to equity
cure covenants under the facilities, scaling back uncommitted capital expenditure and reducing the dividend as well
as drawing the curmrently available £30.8 million of its rewolving credit and owerdraft facilities. f needed, further
disposals could be considered as there are no sale restrictions on CLS' £1.7 billion of properties, albeit the timing and
the amount of these potential disposals are not wholly within management's control.



Additionally, the Board notes that the properties that require refinancing in the going concem period are on a non-
recourse basis to the Group. Accordingly, in extremis, the lender could enforce their security on an individual property
with no claim on the rest of the Group's assets.

Material uncertainty

The Directors highlighted in their going concem assessment that whilst they remain confident in the future prospects
for the Group and its ability to continue as a going concem, the Group is reliant upon its ability both to refinance the
debt maturing and to complete property disposals in the going concem period in what are assumed to be continued
challenging market conditions. The same material uncertainty applies to the future viability of the Group.

Directors' responsibility statement

Directors' responsibilities
The Directors are responsible for preparing the Annual Report and the financial statements in accordance with
applicable law and regulations.

Company law requires the Directors to prepare financial statements for each financial year. Under that law the
Directors are required to prepare the Group financial statements in accordance with the Companies Act 2006 and
United Kingdom adopted Intemational Accounting Standards and Intemational Financial Reporting Standards (IFRSs)
and hawe elected to prepare the Parent Company financial statements in accordance with FRS 101 of United
Kingdom Generally Accepted Accounting Practice (United Kingdom Accounting Standards and applicable law).
Under company law the Directors must not approve the accounts unless they are satisfied that they give a true and
fair view of the state of affairs of the Group and of the profit or loss of the Group for that period.

In preparing the Parent Company financial statements, the Directors are required to:
- select suitable accounting policies and then apply them consistently;
- make judgements and accounting estimates that are reasonable and prudent;

- state whether applicable UK Accounting Standards hawe been followed, subject to any material departures
disclosed and explained in the financial statements; and

prepare the financial statements on the going concem basis unless it is inappropriate to presume that the
Company will continue in business.

In preparing the Group financial statements, Interational Accounting Standard 1 requires that Directors:
- properly select and apply accounting policies;

- present information, including accounting policies, in a manner that provides relevant, reliable, comparable
and understandable information;

- provide additional disclosures when compliance with the specific requirements in IFRSs are insufficient to enable
users to understand the impact of particular transactions, other events and conditions on the entity's financial
position and financial performance; and

- make an assessment of the Group's ability to continue as a going concem.

The Directors are responsible for keeping adequate accounting records that are sufficient to show and explain the
Company's transactions and disclose with reasonable accuracy at any time the financial position of the Company
and enable them to ensure that the financial statements comply with the Companies Act 2006. They are also
responsible for safeguarding the assets of the Company and hence for taking reasonable steps for the prevention and
detection of fraud and other irregularities.

The Directors are responsible for the maintenance and integrity of the corporate and financial information included on
the Company's website. Legislation in the United Kingdom govermning the preparation and dissemination of financial
statements may differ from legislation in other jurisdictions.

Responsibility statement
We confirm that to the best of our knowledge:

- the financial statements, prepared in accordance with the relevant financial reporting framework, give a true and
fair view of the assets, liabilities, financial position and profit or loss of the Company and the undertakings included
in the consolidation taken as a whole;

- the strategic report includes a fair review of the development and performance of the business and the position of the
Company and the undertakings included in the consolidation taken as a whole, together with a description of the
principal risks and uncertainties that they face; and

- the annual report and financial statements, taken as a whole, are fair, balanced and understandable and provide the
information necessary for shareholders to assess the Company's position and performance, business model
and strategy.

This statement of responsibilities was approved by the Board on 12 March 2026.
Approved and authorised on behalf of the Board

David Fuller BA FCG
Company Secretary

12 March 2026

Group income statement



for the year ended 31 December 2025

2025 2024

Notes £m £m

Revenue 4 139.7 151.9
Senice charges and similar expenses 4 (38.4) (37.9)
Net rental income 4 101.3 114.0
Administration expenses (16.4) 17.7)
Other property expenses (17.3) (18.1)
Non-recurring items ! (1.7) -
Operating profit before revaluation and disposals 65.9 78.2
Net revaluation movements on investment property 12/14 (79.2) (127.7)
Net revaluation movements on equity investments 0.1 (0.6)
Loss on sale of investment property (10.9) (2.3
Loss on sale of other equity investments - 0.1)
Operating loss (24.1) (52.5)
Finance income 8 1.1 14
Finance costs 9 (39.1) 45.7)
Foreign exchange gain/(loss) 0.2 0.6)
Loss before tax (61.9) 97.4)
Taxation 10 11.6 3.8
Loss for the year attributable to equity shareholders (50.3) (93.6)
Basic and diluted eamings per share 524 (12.6)p (23.6)p

The notes are an integral part of these Group financial statements.

1 inl(?lldr(iﬁ]ﬁgtpeedﬁﬁgg r%?( %%g é.l%teeicri] gia%%%vg(?f staffing and financial structuring. This resulted in non-recurring costs

Group statement of comprehensive income

for the year ended 31 December 2025

2025 2024
Notes £m £m
Loss for the year (50.3) (93.6)
Other comprehensive income/(expense):
Items that may be reclassified to profit or loss
Revaluation of property, plant and equipment 26 (1.6) 1.3
Foreign exchange differences 26 25.2 (21.6)
Corporation tax on exchange differences (0.5) -
Deferred tax on revaluation of property, plant and equipment 18 0.7 0.1)
Total items that may be reclassified to profit or loss 23.8 (20.4)
Total other comprehensive income/(expense) 23.8 (20.4)
Total comprehensive expense for the year attributable to equity shareholders (26.5) (114.0)
The notes are an integral part of these Group financial statements.
Group balance sheet
at 31 December 2025
2025 2024
Notes £m £m
Non-current assets
Investment properties 12 1,570.8 1,676.5
Property, plant and equipment 13 40.6 42.5
Intangible assets 2.6 2.7
Equity investments 0.8 0.6
Derivative financial instruments 20 0.5 0.7

1,615.3 1,723.0

Current assets
Trade and other receivables 15 10.5 14.2
Current tax 0.5 -



Derivative financial instruments 20 0.1 1.1

Cash and cash equivalents 16 49.4 60.5

60.5 75.8

Assets held for sale 14 94.9 133.0

Total assets 1,770.7 1,931.8
Current liabilities

Trade and other payables 17 (57.6) (65.7)

Current tax - 0.9

Borrowings 19 (198.0) (372.4)

)

(255.6) (439.0

Non-current liabilities

Deferred tax 18 (65.4) (78.1)
Borrowings 19 (703.9) (626.8)
Leasehold liabilities (3.4) (3.3
Derivative financial instruments 20 (0.3) 0.4)
(773.0) (708.6)
Total liabilities (1,028.6) (1,147.6)
Net assets 742.1 784.2
Equity
Share capital 23 1.0 11.0
Share premium 83.1 83.1
Other resenes 26 111.0 86.9
Retained eamings 537.0 603.2
Total equity 7421 784.2

The financial statements of CLS Holdings plc (registered number: 02714781) were approved by the Board of Directors
and authorised for issue on 12 March 2026 and were signed on its behalf by:

Mr F Widlund Mr H Stokes
Chief Executive Officer Chief Financial Officer

The notes are an integral part of these Group financial statements.

Group statement of changes in equity

for the year ended 31 December 2025

Shgltlé‘ei Share  Other Retained Tot_gll
capital premium reserves earnings  equi
p£m P £ £m gn g £m

m
Note 23 Note 26

Arising in 2025:

Total comprehensive income/(expense) for the year - - 238 (50.3) (26.5)
Share-based payments - - 0.3 - 0.3
Dividends to shareholders - - - (15.9) (15.9)

Total changes arising in 2025 - - 241 (66.2) (42.1)

At 1 January 2025 11.0 83.1 86.9 603.2 784.2

At 31 December 2025 11.0 83.1 111.0 537.0 742.1

Share  Share  Other Retained Total
capital premium reserves eamings equity
£m £m m £m

£m
Note 23 Note 26

Arising in 2024:

Total comprehensive expense for the year - - (20.4) (93.6) (114.0)
Share-based payments - - 0.6 - 0.6
Dividends to shareholders - - - (31.6) (31.6)

Total changes arising in 2024 - - (19.8) (125.2) (145.0)

At 1 January 2024 11.0 83.1 106.7 728.4 929.2

At 31 December 2024 11.0 83.1 86.9 603.2 784.2

The notes are an integral part of these Group financial statements.

Group statement of cash flows



for the year ended 31 December 2025

2025 2024
Notes £m £m

Cash flows from operating activities
Cash generated from operations 27 52.6 71.2
Interest received 1.1 14
Interest paid (37.9) (40.6)
Income tax paid on operating activities (1.2) (2.5)
Net cash inflow from operating activities 14.6 29.5

Cash flows from investing activities
Capital expenditure on investment properties (17.3) (22.3)
Proceeds from sale of properties 136.7 63.8
Income tax paid on sale of properties 4.9) -
Purchases of property, plant and equipment (0.1) 0.2
Purchase of intangibles (0.2 0.2
Net cash inflow from investing activities 114.2 41.1

Cash flows from financing activities
Dividends paid 25 (15.9) (31.6)
Cash received on settlement of derivative financial instrument 0.1 0.7
Purchase of derivative financial instrument (0.3 (1.2)
Proceeds from borrowings 61.2 8.8
Transaction costs related to borrowings (1.5) (1.0
Repayment of borrowings (186.5) (55.5)
Net cash outflow from financing activities (142.9)  (79.8)
Cash flow element of net decrease in cash and cash equivalents (14.1) 9.2)
Foreign exchange gain/(loss) 3.0 0.9
Net decrease in cash and cash equivalents (11.1)  (10.1)
Cash and cash equivalents at the beginning of the year 60.5 70.6
Cash and cash equivalents at the end of the year 16 49.4 60.5

The notes are an integral part of these Group financial statements.

Notes to the Group financial statements

for the year ended 31 December 2025

1. General information

CLS Holdings plc (the 'Company' or 'Ultimate Parent') and its subsidiaries (together 'CLS Holdings' or the 'Group') is
an investment property group which is principally involved in the investment, management and dewelopment of
commercial properties. The Group's principal operations are carried out in the United Kingdom, Germany and France.

The Company is an incorporated public limited company and is registered and incorporated in the United Kingdom.
Its registration number is 02714781, with its registered address at 16 Tinworth Street, London SE11 5AL. The
Company is listed on the London Stock Exchange and domiciled in the United Kingdom.

2. Annual financial report

The financial information set out in this announcement has been prepared in accordance with the requirements of the
Companies Act 2006 and United Kingdom adopted Intemational Accounting Standards and International Financial
Reporting Standards (IFRSs).

The financial information set out in this announcement does not constitute the Group's financial statements for the
year ended 31 December 2025 or 31 December 2024 as defined by Section 434 of the Companies Act 2006.
Statutory accounts for 2024 have been delivered to the Registrar of Companies and those for 2025 will be delivered
following the Company's Annual General Meeting.

The Group's full financial statements for the year ended 31 December 2025 were approved by the Board of Directors
and reported on by the auditors, BDO LLP, on 12 March 2026. The independent auditor’s report is unqualified, does
not contain statements under section 498 (2) or (3) of the Companies Act 2006, however does include reference to a
material uncertainty related to going concem.

The financial statements have been prepared on the historical cost basis, except for the revaluation properties and
financial instruments that are measured at fair values at the end of each reporting period, as explained in the
accounting policies. The consolidated financial statements, including the results and financial position, are presented
in pounds sterling, which is the functional and presentational currency of CLS Holdings plc. The amounts presented
in the financial statements are rounded to the nearest £0.1 million.

The annual financial report (produced in accordance with the Disclosure and Transparency Rules) can be found on the
Company's website www.clsholdings.com. The 2025 Annual Report and Accounts is expected to be posted to
shareholders on 23 March 2026 and will also be available on the Company's website.

3. Going concern

The Comnanv's anina concern accrcament has hean nerfarmed ac nart nf the (Graiin'e Anina ~concern accecament
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Background

CLS' strategy and business model include regular secured loan refinancings, and capital deployment and recycling
through acquisitions, capital expenditure and disposals. Ower the last thirty years, the Group has successfully
navigated several periods of economic uncertainty, including the recent macroeconomic stresses resulting from global
conflict, the resulting inflationary pressures and transition to a higher interest rate environment.

The Group continues to have very high lewels of rent collection and low bad debts, and has a long-term track record in
financing and refinancing debt including £373.7 million completed in the twelve months to 31 December 2025 and a
further £38.7 million has been completed or well advanced subsequent to year-end, whereby terms sheets have been
obtained or they hawe reached a first stage credit review.

The Directors note that the group financial statements for the year ended 31 December 2024 contained disclosure of
a Material Uncertainty related to going concem due to the timing and amounts of the planned refinancing of debt and
disposals of property being outside of Management's control. In this context the Directors set out their considerations
and conclusions in respect of going concem for these financial statements below.

Going concern period and basis

The Group's going concem assessment cowers the period to 31 July 2027 ("the going concemn period"). The period
chosen takes into consideration the maturity date of loans totalling £254.2 million that expire by July 2027. The going
concem assessment uses the forecast approved by the Board at its November 2025 meeting as the Base case. The
assessment also considers a Sewvere but plausible case. The Directors have also considered the period between the
date of Board approval and the date of signing the accounts. Based on a review of events since Board approval in
November 2025, the Directors conclude that there have been no significant changes since the forecast was approved.

Forecast cash flows - Base case

The forecast cash flows prepared for the Base case take account of the Group's principal risks and uncertainties and
reflect the challenging economic backdrop. The forecast cashflows have been updated using assumptions regarding
forecast forward interest cunes, inflation and foreign exchange, and include revenue growth, principally from
contractual increases in rent, and increasing cost lewvels in line with forecast inflation.

The Base case is focused on the cash and working capital position of the Group throughout the going concem period.
In this regard, the Base case assumes continued access to lending facilities in the UK, Germany and France, and
specifically that debt facilities of £254.2 million with 13 lenders expiring within the going concem period will be
refinanced or extended as expected (£164.4 million) or will be repaid (£89.8 million), some of which are linked to
forecast property disposals. The Board acknowledges that these refinancings are not fully within its control; howewer,
they remain confident that refinancings or extensions of these loans will be executed within the required timeframe,
having taken into account:

- existing banking relationships and ongoing discussions with the lenders in relation to these refinancings;

- CLS' track record of prior refinancings, particularly in the 12 months to 31 December 2025 when £373.7 million
was successfully repaid, refinanced or extended;

- recent refinancings subsequent to 31 December 2025 that have reached an initial credit committee review stage by
lenders, or where term sheets have been obtained, totalling £38.7 million of the £164.4 million noted abowe; and

- other ongoing discussions with lenders.

The Base case includes property disposals in the going concem period in line with the Group's business model and
the forecast cash flows approved by the Board in November 2025. The Board acknowledges that property disposals
are not fully within its control; however, they are confident these transactions will be completed within the going
concem period, based on their history of achieving disposals (with disposals of £144.2 million achieved in the 12
months to 31 December 2025). The value of the properties available for disposal is in excess of the value of the debt
maturing during the going concern period.

The Group's financing arrangements, which utilise ring-fenced property loans, contain Loan to Value (LTV'), Interest
Cower Ratio (ICR) and Debt Senice Cowerage Ratio (DSCR) covenants. In the Base case, minimal cure payments
have been forecast given that the Group expects to maintain its compliance with the covenant requirements.

The nearterm impacts of climate change risks within the going concem period are expected to be immaterial
following an assessment of potential significant inflation resulting from climate change, in the context of increased
property and administrative costs, as part of the reverse stress testing performed by CLS. Furthermore, the forecast
cash flows prepared for the Base case include all necessary capital expenditure to meet the minimum energy
efficiency standards required in the countries where CLS operates.

Forecast cash flows - Severe but plausible case

A Sewere but plausible case has been assessed which has been produced by flexing key assumptions further
including: lower rents, increased senice charges, higher property and administration expenses, falling property values
and higher interest rates.

These flexed assumptions are more sewvere than CLS experienced during the 2007-2009 global financial crisis
and other downtumns such as that experienced in 2020-2022 during the Covid-19 pandemic. A key assumption in this
scenario is a further reduction to the Base case in property values of 10% until July 2027, impacting forecast
refinancings, sales and cash cures. This is in addition to the reduction experienced of 3.8% in 2025 and cumulative c.
25.4% decline from 30 June 2022 to 31 December 2025.

Assumptions around refinancing and investment property disposals are adjusted to incorporate the higher interest
rates and lower property values noted abowe. A reduction in property values of 10% results in additional cure
payments of £1.1 million being necessary for the Group to remain in compliance with its covenant requirements.
Similarly, the assumptions of lower rents and increased expenses result in additional cure payments of £1.6 million.

Due to the sewerity of the assumptions used in this scenario, which is Severe but plausible and therefore not remote,
the liquidity of the Group is exhausted even after putting in place controllable mitigating actions as set out below.

Mitigating actions
In the Sewere but plausible case, CLS is assumed to take mitigating actions including depositing cash to cure
cowenant shortfalls under the facilities' equity-cure prowvisions, scaling back uncommitted capital expenditure



(specifically where reductions do not affect tenant revenue streams over the going concem period) and reducing the
dividend to the Property Income Distribution required under the UK REIT rules as well as drawing the currently
available £30.8 million of its existing £80.0 million rewolving credit and overdraft facilities. If needed, further disposals
could be considered as there are no sale restrictions on CLS' £1.7 billion of properties, albeit the timing and the
amount of these potential disposals are not in the Group's control.

Additionally, the Directors note that the loans that require refinancing in the going concem period are all through
ring fenced SPV borrower structures. Accordingly, in extremis, the lender could enforce their security on an individual
property with no claim on the rest of the Group's assets apart from certain limited guarantees and limited recourse
security granted by the Company and certain Group companies.

Material uncertainty related to going concern

As described abowe, the Group is reliant in the Base case and Sewere but plausible case upon its ability to both
refinance the debt maturing and to complete a number of investment property disposals in the going concem period in
challenging market conditions.

Whilst the Directors remain confident that a combination of sufficient refinancings and property disposals will be
achieved, the timing and value of both the planned refinancing of facilities falling due within the going concem period,
and planned property disposals, are outside of Management's control and consequently a material uncertainty exists
that may cast significant doubt on the Group's and the Company's ability to continue as a going concem.

Notwithstanding this material uncertainty on the going concem assumption, given our track-record and reputation,
the Directors are confident that the debt falling due for repayment in the going concem period will be refinanced
or settled in line with their plans for the reasons set out abowe, rather than requiring repayment on maturity, or will
be extinguished as part of property disposals in the period. In extremis, the loans requiring refinancing are all through
ring-fenced SPV structures, sawe for certain limited guarantees and limited recourse security granted by the
Company and certain other Group companies. Therefore, the Directors continue to adopt the going concem basis in
preparing these Group financial statements.

The financial statements do not include any adjustments that would be necessary if the Group and the Company
were unable to continue as going concems.

4. Segment information

Each property represents an operating segment which the Group aggregates into two reporting segments with similar
characteristics - investment properties and other investments. Other investments comprise the hotel at Spring Mews
and other small corporate investments. Central administration relates to the operating costs of the Group's
headquarters and are not allocated to any reporting segment. The Group manages the investment properties division
on a geographical basis due to its size and geographical diversity. Consequently, the Group's principal reporting
segments are:

Investment properties: United Kingdom

Germany
France
Other investments
2025
Investment properties
United Other Central

Kingdom Germany France investmentsadministration  Total
Year ended 31 December 2025 £m £m £m £m £m £m
Rental income 4.2 38.3 12.3 - - 94.8
Other property-related income 71 1.1 0.2 6.0 - 14.4
Service charge income 14.9 10.8 4.8 - - 30.5
Revenue 66.2 50.2 17.3 6.0 - 139.7
Service charges and similar expenses (18.4) (14.4) (5.6) - - (389
Net rental income 47.8 35.8 1.7 6.0 - 1013
Administration expenses (7.2) (2.9) (1.2) (0.1) (5.00 (16.4)
Other property expenses (8.0) (5.3) (0.3) (3.7) - (17.3)
Non-recurring items! (0.3) (0.1) (0.3) - (1.0) (1.7)
Revenue less costs 323 27.5 9.9 2.2 (6.0) 65.9
Net revaluation movements on investment
property (35.4) (33.4) (10.4) - - (79.2)
Net revaluation movements on equity
investments - - - 0.1 - 0.1
Loss on sale of investment property (3.0) 4.9) (3.0 - - (10.9)
Segment operating (loss)/profit (6.1) (10.8) (3.9 23 (6.0) (24.1)
Finance income 0.9 - - 0.2 - 1.1
Finance costs (19.9) (13.5) (4.5) (1.2) - (391)
Foreign exchange gain - - - 0.2 - 0.2
Segment (loss)/profit before tax (25.1) (24.3) (8.0) 1.5 (6.0) (61.9)

InClLLJJn lggﬂr] edYJe%Ié r¥<\§/ con Su e|<r:|] 5.5%% e(?f staffing and financial structuring. This resulted in non-recurring costs
2024
Investment properties
United Other Central
Kingdom Gemmany France investments administration Total

Year ended 31 December 2024 £m £m £m £m £m £m
Rental income 471 40.3 12.8 - - 100.2

Other property-related income 13.2 0.3 0.3 6.0 0.1 19.9



Senice charge income 15.8 11.0 5.0 - - 31.8
Revenue 76.1 51.6 18.1 6.0 0.1 151.9
Senice charges and similar expenses (18.6) (13.6) (5.7) - - (37.9)
Net rental income 57.5 38.0 124 6.0 0.1 114.0
Administration expenses (7.4) (3.2) (1.4) 0.1) (5.6) 17.7)
Other property expenses 9.7 4.1) (0.8) (3.5) - (18.1)
Revenue less costs 40.4 30.7 10.2 24 (5.5) 78.2
Net revaluation movements on investment
property (73.7)  (41.5) (125 - - (127.7)
Net revaluation movements on equity
investments - - - (0.6) - (0.6)
(Loss)/profit on sale of investment property (1.6) 0.8) - - 0.1 (2.3)
Loss on sale of other equity investments - - - 0.1) - 0.1)
Segment operating (loss)/profit (34.9) (11.6) (2.3 1.7 (5.4) (52.5)
Finance income 1.0 - - 0.4 - 14
Finance costs (26.9 (142 4.3) - (0.3) (45.7)
Foreign exchange loss - - - (0.6) - 0.6)
Segment (loss)/profit before tax (60.8) (25.8) (6.6) 1.5 (5.7) 97.4)
! f]ogég;a%ggggx B S A Y U A e N L AR
Other segment information
Assets Liabilities Capital expenditure
2025 2024 2025 2024 2025 2024
£m £m £m £m £m £m
Investment properties
United Kingdom 688.4 825.1 409.3 510.5 4.8 9.4
Germany 813.0 828.8 457.3 477.4 5.4 8.3
France 230.5 233.2 158.6 158.4 4.1 34
Other investments 38.8 4.7 3.4 1.3 - -

1,770.7 1,931.8 1,028.6 1,147.6 14.3 211

5. Alternative Performance Measures
Altemative Performance Measures (‘APMs') should be considered in addition to, and are not intended to be a
substitute for, or superior to, IFRS measurements.

Introduction

The Group has applied the October 2015 European Securities and Markets Authority (ESMA') guidelines on APMs
and the October 2021 Financial Reporting Council (FRC') thematic review of APMs in these financial statements,
whilst noting the Intemational Organization of Securities Commissions (1OSCO') 2016 guidance and ESMA's
December 2019 report on the use of APMs. An APM is a financial measure of historical or future financial
performance, position or cash flows of the Group which is not a measure defined or specified in IFRS.

Overview of our use of APMs

The Directors believe that APMs assist in providing additional useful information on the underlying trends,
performance and position of the Group. APMs assist our stakeholder users of the financial statements, particularly
equity and debt investors, through the comparability of information across the European real estate sector. APMs are
used by the Directors and management, both intemally and extemally, for performance analysis, strategic planning,
reporting and incentive-setting purposes.

APMs are not defined by IFRS and therefore may not be directly comparable with other companies' APMs, including
peers in the real estate industry. There are two sets of APMs which we utilise (European Public Real Estate
Association (EPRA") APMs and similar CLS APMs) which are reconciled where possible to statutory measures on
the following pages.

CLS monitors the Group's financial performance using APMs which are EPRA measures as these are a set of
standard disclosures for the property industry and thus aid comparability for our stakeholder users. CLS considers
the two measures below to be the most relevant as we believe that these will continue to reflect the long-term nature
of our property investments most accurately:

- EPRA eamings; and
- EPRA net tangible asset value (EPRA NTA').

The Group adopted the EPRA Best Practice Recommendations (BPRs') September 2024 (see
https://www.epra.com/finance/financial-reporting/guidelines for more details) in the reporting period ended 31
December 2024. This did not have a material impact on the Group's reported EPRA eamings and there was no
change to the Group's APMs, with the same APMs utilised by the business being defined, calculated and used on a
consistent basis. All other EPRA measures are shown within the supplementary unaudited disclosures to the
financial statements.

1. EPRA APMs

. . . 2025 2024
For use in earnings per share calculations Number Number
Weighted average number of ordinary shares in circulation 398,083,875 397,410,268
Diluted number of ordinary shares 404,492,426 402,916,907

For use in net asset per share calculations
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i) Earnings - EPRA earnings

2025 2024

Notes £m £m

Loss for the year (50.3) (93.6)
Non-recurring items ! 1.7 -
Net revaluation movement on investment property 12/14 79.2 127.7
Deferred tax thereon (15.9) (6.6)
Net revaluation movement on equity investments (0.1) 0.6
Loss on sale of investment property 10.9 23
Current tax thereon 31 21
Movement in fair value of derivative financial instruments 9 1.3 34
Loss from sale of equity investments - 0.1
Amortisation of intangible assets 0.3 0.4
EPRA earnings 30.2 36.4
Basic and diluted loss per share (12.6)p (23.6)p
EPRA earnings per share 7.6p 9.2p
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ii) Net asset value measures
2025 2024
IFRS EPRA EPRA EPRA IFRS EPRA EPRA EPRA
NAV NTA NRV NDV NAV NTA NRV NDV
£m £m £m £m £m £m £m £m
IFRS Net assets 7421 7421 7421 7421 784.2 784.2 784.2 784.2
Other intangibles - (2.6) - - - 2.7) - -
Fair value of fixed interest debt - - - 37.6 - - - 50.4
Tax thereon - - - (1.1) - - - 1.7)
Deferred tax on revaluation
surplus - 65.8 65.8 - - 79.8 79.8 -
Adjustment for short-term
disposals - (5.9) - - - (5.5) - -
Fair value of financial
instruments - 0.3 0.3 - - (1.4) (1.4) -
Purchasers' costs! - - 1226 - - - 1326 -
7421 799.1 930.2 778.6 784.2 854.4 995.2 832.9
Per share 186.4p 200.7p 233.7p 195.6p 197.3p 215.0p 250.4p 209.6p

1  EPRA NTA \/ IFRS values which f h: ! . Purch !
RA ?cﬂgmgwélg& Wt S values which are net of purchasers' costs. Purchasers' costs are added

back when ca

6. Loss for the year

Loss for the year has been arrived at after charging/(crediting):

2025 2024
Notes £m £m

Auditor's remuneration: Fees payable to the Company's Auditor for:
Audit of the Parent Company and Group accounts 0.7 0.7
Audit of the Company's subsidiaries pursuant to legislation 0.1 0.1
Audit overrun fee for prior year 0.1 0.2
Reporting accountant senices 0.2 -
Depreciation of property, plant and equipment 13 0.5 0.6
Amortisation of intangible assets 0.3 04
Employee benefits expense 7 10.5 11.6
Foreign exchange (gain)/loss 0.2) 0.6

Provision against trade and other receivables

15 0.8 0.1

1 The fee in 2024 represents fees paid to the previous auditor for overruns relating to the 2023 audit.

7. Employee benefits expense

2025 2024

£m £m

Wages and salaries 7.5 74
Social security costs 1.0 14
Pension costs - defined contribution plans 0.3 0.4
Performance incentive plan 0.4 0.8
Other employee-related expenses 1.3 1.6
1N R 11 R
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The Directors are considered to be the only key management of the Group. Information on Directors' emoluments,
share options and interests in the Company's shares is given in the Remuneration Committee Report.

The monthly average number of employees of the Group in continuing operations, including Executive Directors, was
as follows:

2025 2024

Property Hotel Total Property Hotel Total
Number Number Number Number Number Number

Male 48 9 57 53 1" 64
Female 47 9 56 49 10 59
95 18 113 102 21 123

8. Finance income

2025 2024

£m £m

Interest income on bank deposits 1.1 14
1.1 1.4

9. Finance costs
2025 2024
£m £m

Interest expense

Secured bank loans and facilities 36.3 40.6
Amortisation of loan issue costs 1.5 1.7
Total interest costs 37.8 423
Movement in fair value of derivative financial instruments 1.3 34
Total finance costs 39.1 45.7

10. Taxation
2025 2024
£m £m

Corporation tax
Current year charge 5.0 3.0
Adjustments in respect of prior years (0.8) 0.1
42 31

Deferred tax (see note 18)

COrigination and reversal of temporary differences (15.8) 6.9)
(15.8) (6.9)
Tax credit for the year (11.6) (3.8)

A deferred tax credit of £0.7 million (2024: £0.1 million charge) and a current tax charge of £0.5 million (2024: £nil)
were recognised directly in Other Comprehensive Income (note 18). The (credit)/charge for the year differs from the
theoretical amount which would arise using the weighted average tax rate applicable to profits of Group companies as
follows:

2025 2024

£m £m

Loss before tax (61.9) (97.4)
Expected tax credit at applicable tax rate (12.5) (21.2)
Expenses not deductible for tax purposes 0.7 0.3
Non-deductible loss from REIT 51 134
Deferred tax on losses not recognised 2.2 3.8
Adjustments in respect of prior years (0.6) 0.2
Reduction in overseas tax rate (6.7) -
Other 0.2 0.3)
Tax credit for the year (11.6) (3.8

The weighted average applicable tax rate of 20.2% (2024: 21.8%) was derived by applying to their relevant profits and
losses the rates in the jurisdictions in which the Group operated. The standard UK rate of corporation tax applied to
profits is 25.0% (2024: 25.0%). The Germany corporate income tax rate will be gradually reduced by one percent per
year ower five years from 2028 to 2032. The effect of which was a reduction of the tax charge in 2025 of £6.7 million.

11. Property portfolio

United
Kingdom Germany France Total
Notes £m £m £m £m
Investment property 12 635.4 711.8 223.6 1,570.8
Property held as property, plant and equipment1 13 35.7 1.7 1.7 39.1
Properties held for sale 14 6.3 88.6 - 94.9
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United
Kingdom Germany France Total
tes £m £m £m £m
Investment property 12 657.0 793.6 2259 1,676.5
Property held as property, plant and equipment1 13 375 1.6 1.6 40.7
Properties held for sale 14 112.5 20.5 - 133.0
Property portfolio at 31 December 2024 807.0 815.7 227.5 1,850.2

1  The total balance excludes fixtures and fittings of £1.5 million (2024: £1.8 million) as shown in note 13.

12. Investment property

United invest-lr;i%tﬁl

Kingdom Germany France properties

£m £m £m £m

At 1 January 2025 657.0 793.6 225.9 1,676.5
Capital expenditure 4.8 5.4 4.1 14.3
Disposals - (18.3) (7.9) (26.2)
Net revaluation movement (35.4) (33.4) (10.4) (79.2)
Lease incentive adjustments 4.5 1.4 - 15.9
Exchange rate variances - 1.7 1.9 53.6
Transfer from/(to) properties held for sale 45 (88.6) - (84.1)
At 31 December 2025 635.4 711.8 223.6 1,570.8
Total

United investment

Kingdom Germany France properties

£m £m £m £m

At 1 January 2024 836.3 768.2 246.0 1,850.5
Capital expenditure 9.4 8.3 34 211
Disposals 8.2) - - 8.2)
Net revaluation movement (73.7) (41.5) (12.5) (127.7)
Lease incentive adjustments (0.8) 11.2 - 10.4
Exchange rate variances - (36.8) (11.0 (47.8)
Reclassification to property, plant and equipment - 0.1) - 0.1)
Transfer (to)/from properties held for sale (106.0) 84.3 - (21.7)
At 31 December 2024 657.0 793.6 2259 1,676.5

Investment properties included leasehold properties with a carrying amount of £61.9 million (2024: £62.4 million).
Interest capitalised within capital expenditure in the year amounted to £0.2 million (2024: £nil).

The property portfolio, which comprises investment properties, properties held for sale (note 14), and hotel and other,
detailed in note 13, was revalued at 31 December 2025 to its fair value. Valuations were based on current prices in an
active market for all properties. The property valuations were carried out by independent extemal valuers and directors
as follows:

Investment  Other Property Investment Other Property

ro ro ortfolio ropert ropert rtfolio

P pz%z P pz%z P 2025 P %2% P 02% PO 2024

£m £m £m £m £m £m

Cushman and Wakefield 635.4 42.0 677.4 657.0 150.0 807.0
Jones Lang LaSalle 935.4 34 938.8 1,019.5 23.7 1,043.2
Directors' valuation’ - 88.6 88.6 - - -

15708 1340 1,7048 16765 1737 18502
T e Eta're t°ﬁ)£{§%¥?ﬁeﬁ’ B A e A R S AN SIS
note or further detalls.

The total fees, including the fees for this assignment, eamed by each of the valuers from the Group is less than 5% of
their total revenues in each jurisdiction.

Valuation process

The Group's property portfolio, other than four properties categorised as held for sale, was valued by independent
external valuers on the basis of fair value using information provided to them by the Group such as current rents,
terms and conditions of lease agreements, senice charges and capital expenditure. This information is derived from
the Group's property management systems and is subject to the Group's owerall control environment. The valuation
reports are based on assumptions and valuation models used by the exteral valuers. The assumptions are typically
market related, such as yields and discount rates, and are based on professional judgement and market evidence of
transactions for similar properties on am's length terms. The valuations are prepared in accordance with RICS
Valuation - Global standards.

Each Country Head, who reports to the Chief Executive Officer, verifies all major inputs to the extemal valuation
reports, assesses the individual property valuation changes from the prior year valuation report and holds discussions
with the extemal valuers. When the process is complete, the valuation report is recommended to the Audit
Committee and the Board, which considers it as part of its overall responsibilities.

Valuation techniques
The fair value of the property portfolio (excluding ongoing developments, see below) has been determined using the



folloming approaches, which are consistent with valuation methodologies In their respective countries, and are In
accordance with RICS Valuation - Global Standards:

United Kingdom an income capitalisation approach whereby contracted and market rental values are capitalised with
a market capitalisation rate

Germany a 10 year discounted cash flow model with an assumed exit thereafter
France both the market capitalisation approach and a 10 year discounted cash flow approach

The resulting valuations are cross-checked against the equivalent yields and the fair market values per square foot
derived from comparable recent market transactions on arm's length terms. Other factors taken into account in the
valuations include the tenure of the property, tenancy details, and ground and structural conditions.

Ongoing developments are valued under the 'residual method' of valuation, which is the same method as the income
capitalisation approach to valuation described abowe, with a deduction for all costs necessary to complete the
dewelopment, including a notional finance cost, together with a further allowance for remaining risk. As the
dewelopment approaches completion, the valuer may consider the income capitalisation approach to be more
appropriate.

All valuations have considered the environmental, social and govemance credentials of the properties and the
potential cost of improving them to local regulatory standards along with the broader potential impact of climate
change.

These techniques are consistent with the principles in IFRS 13 Fair Value Measurement and use significant
unobsenable inputs such that the fair value measurement of each property within the portfolio has been classified as
Lewvel 3 in the fair value hierarchy.

There were no transfers between any of the Lewels in the fair value hierarchy during either 2025 or 2024. The Group
determines whether transfers have occurred between lewels in the fair value hierarchy by reassessing categorisation
at the end of each reporting period.

Gains and losses recorded in profit or loss for recurring fair value measurements categorised within Level 3 of the fair
value hierarchy amount to a loss of £79.2 million (2024: a loss of £127.7 million) and are presented in the income
statement in the line item 'Net revaluation movements on investment property'. The revaluation loss for the property,
plant and equipment of £1.6 million (2024: gain of £1.3 million) was included within the revaluation reserve via other
comprehensive income.

All gains and losses recorded in profit or loss in 2025 and 2024 or recurring fair value measurements categorised
within Lewvel 3 of the fair value hierarchy are attributable to changes in unrealised gains or losses relating to
investment property held at 31 December 2025 and 31 December 2024, respectively.

Quantitative information about investment property fair value measurement using unobservable inputs
(Level 3)

ERV Equivalent yield
Awerage Range Awerage Range
2025

£ per sc;t 2024 2025 2024 2025 2024 2025 202
fpersq. ft £persg. ft £ persq. ft % % % %
UK 37.99 38.08 10.00-56.55 10.00-56.41 7.56 7.39 6.16-10.05 6.21-10.03
Germany 14.28 13.41 9.72-29.07 9.19-27.59 5.32 523 4.406.55 4.30-6.40
France 23.47 21.42 13.06-47.73 12.4045.25 6.21 6.13 4.808.00 4.82-7.50

Sensitivity of measurement to variations in the significant unobservable inputs

All other factors remaining constant, an increase in estimated rental value 'ERV' would increase valuations, whilst an
increase in the equivalent yield would result in a fall in value, and \ice versa. There are inter-relationships between
these inputs as they are partially determined by market conditions. An increase in the rewversionary yield may
accompany an increase in ERV and would mitigate its impact on the fair value measurement.

A decrease in the equivalent yield by 25 basis points would result in an increase in the fair value of the Group's
investment property by £69.0 million (2024: £79.3 million) whilst a 25 basis point increase would reduce the fair value
by £68.3 million (2024: £79.2 million). A decrease in the ERV by 5% would result in a decrease in the fair value of the
Group's investment property by £64.5 million (2024: £70.7 million) whilst an increase in the ERV by 5% would result
in an increase in the fair value of the Group's investment property by £59.4 million (2024: £64.4 million).

Where the Group leases out its investment property under operating leases the duration is typically three years or
more. No material variable contingent rents have been recognised in the current or prior year.

13. Property, plant and equipment
Owner- Fixtures

Hotel OCCUpiﬁd ﬁtt'and Total
I 5 S . -

Cost or valuation
At 1 January 2024 30.2 9.5 3.9 43.6
Additions - - 0.2 0.2
Disposals - - 0.1) 0.1)
Reclassification from investment properties - 0.1 - 0.1
Revaluation 1.2 0.1) - 1.1
Exchange rate variances - 0.2) - 0.2)
At 31 December 2024 314 9.3 4.0 4.7
Additions - - 0.1 0.1
Disposals - - (0.1) (0.1)
Revaluation (2.1) 0.3 - (1.8)
Exchange rate variances - 0.2 - 0.2

At 31 December 2025 29.3 9.8 4.0 431
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At cost - - 4.0 4.0

At valuation 29.3 9.8 - 39.1
29.3 9.8 4.0 43.1

Accumulated depreciation and impairment

At 1 January 2024 - - (1.8) (1.8)
Depreciation charge 0.1) 0.1) 0.4) (0.6)
Revaluation 0.1 0.1 - 0.2
At 31 December 2024 - - (2.2 (2.2
Depreciation charge (0.1) (0.1) (0.3) (0.5)
Revaluation 0.1 0.1 - 0.2
At 31 December 2025 - - (2.5) (2.5)
Net book value

At 31 December 2025' 29.3 9.8 1.5 40.6
At 31 December 2024 31.4 9.3 1.8 425

Eg |Sosr$ rvg;\(/angglgc g’b 8' ptrg%e rialrrylng amount at 31 December 2025 would be £20.2 million for Hotel and

Valuation techniques
The fair value of the hotel and owner-occupied property has been determined using the following approach in
accordance with Intemational Valuation Standards:

Hotel a 10-year discounted cash flow model with an assumed exit thereafter. The projected EBITDA in
the 11th year is capitalised at a market yield before being brought back to present day values

Owner-occupied an income capitalisation approach whereby contracted and market rental values are capitalised
property with a market capitalisation rate

This technique is consistent with the principles in IFRS 13 Fair Value Measurement and uses significant
unobsenable inputs such that the fair value measurement of the hotel within the portfolio has been classified as Lewel
3 in the fair value hierarchy.

Sensitivity of measurement to variations in the significant unobservable inputs

All other factors remaining constant, an increase in EBITDA would increase the valuation, whilst an increase in exit
capitalised yield would result in a fall in value, and vice versa. A decrease in the exit capitalisation yield by 100 basis
points would result in an increase in the fair value of the hotel by £5.0 million, whilst a 100 basis point increase would
reduce the fair value by £3.7 million. A decrease in EBITDA by 5% would result in a decrease in the fair value of the
hotel by £1.5 million whilst an increase in the EBITDA by 5% would result in an increase in the fair value of the hotel
by £1.5 million.

14. Assets held for sale

2025 2024

UKGermany France Total UK Germany France Total

£m £m £m £m £m £m £m £m
At 1 January 1125 20.5 - 133.0 47.3 115.6 9.8 172.7
Disposals (101.7) (20.5) - (1222) (40.8) 8.3) 9.8) (58.9)
Transfer (to)/from investment
property (4.5) 88.6' - 84.1 106.0 (84.3) - 21.7
Exchange rate variances - - - - - (2.5) - (2.5)
At 31 December 6.3 88.6 - 94.9 1125 20.5 - 133.0

| f fo Gel | held f I ted. Th I ti
re ec{refeﬁr(?slée o Sh o Reties "V‘groP"é”r?e! Bj‘?ﬁ'r R e SRS BERDATRRIGE i ation
In |cat|on ir value asitis represen t| an am's le nsact ion.
The balance above comprises six properties (2024: four properties) that at the year-end were being marketed for sale
and are expected to be disposed of within 12 months via an open market process. The properties are situated in the

UK and Germany. The Directors expect that the sale proceeds achieved to be similar to their carrying amounts.

One property classified as held for sale at 31 December 2024 was transferred back into investment property during
the period. Despite the Directors determining this property met the criteria of held for sale as at 31 December 2024, a
suitable purchaser was not identified for this property and it is no longer classified as held for sale, as it is not being
actively marketed at 31 December 2025. As held for sale properties are held at fair value, the change in classification
has no material impact on the financial statements.

15. Trade and other receivables
2%%;‘;; 2024

£m

Current
Trade receivables 2.6 4.2
Other receivables 5.0 5.3
Prepayments 0.8 2.7
Accrued income 21 2.0
10.5 14.2

Trade receivables are shown after deducting a provision of £2.1 million (2024: £1.7 million) which is calculated as an
expected credit loss. The movements in this provision were as follows:

2025 2024

£m £m

At 1 January 1.7 1.9
Debt write-offs 0.2) (0.3)

Charae to the income statement 0.8 0.1



Exchvange rate variances (0.2) -
At 31 December 21 1.7

The Group uses a provision matrix to calculate the expected credit loss for trade receivables. The provision rates are
based on the Group's historical observed aging of debt and the probability of default. At every reporting date, the
provision rates are updated to incorporate the prevous 12 months' data and forward-looking information such as
actual and potential impacts of political and economic uncertainty, if applicable. In addition, on a tenant-by-tenant
basis, the Group takes into account any recent payment behaviours and future expectations of likely default events.
Specific provisions are made in excess of the expected credit loss where information is available to suggest a higher
provision is required, for example individual customer credit ratings, actual or expected insolvency filings or company
wluntary arrangements, likely deferrals of payments due, agreed rent concessions and market expectations and
trends in the wider macro-economic environment in which our customers operate.

The Directors consider that the carrying amount of trade and other receivables is approximate to their fair value. There
is no concentration of credit risk with respect to trade receivables as the Group has a large number of customers who
are paying their rent in advance. Further details about the Group's credit risk management practices are disclosed in
note 21.

16. Cash and cash equivalents
2025 2024
£m £m

Cash at bank 49.4 60.5

At 31 December 2025, cash at bank included £39.2 million (2024: £41.4 million) which was restricted by a third-party
charge. £10.1 million of the restricted cash related to tenant deposits (2024: £10.1 million).

17. Trade and other payables

2025 2024
£m £m
Current
Trade payables 31 52
Social security and other taxes 1.7 1.7
Tenant deposits 10.1 10.1
Other payables 71 4.6
Deferred income 12.7 14.5
Accruals 229 29.6
57.6 65.7
18. Deferred tax
Liabilities Assets
Fair value
.. adjustments . Total
UK capital to UK capital deferred
allowances properties Other Total allowances Losses Other Total tax
£m £m £m £m £m £m £m £m £m
At 1 January 2024 0.7 89.9 1.5 921 - 33 (01 (34 88.7
Charged/(credited):
to income
statement 0.2 (76) (02) (7.6) - 1.0 0.3) 0.7 (6.9)
to oc!! - 0.1 - 01 - - - - 0.1
Exchange rate
variances - (3.8) - (3.8) - - - - (3.8)
At 31 December 2024 0.9 78.6 1.3  80.8 - (23) (0.4) (27 78.1
Charged/(credited):
to income
statement 0.2 (16.0)  (0.3) (16.1) - 0.3 - 0.3 (15.8)
to ocl' - (0.7) - (07) - - - - (07
Exchange rate
variances - 3.8 - 3.8 - - - - 3.8
At 31 December 2025 1.1 65.7 10 67.8 - (200 (0.4) (24 65.4

1 Other Comprehensive Income.
Deferred tax has been calculated based on local rates applicable under local legislation substantively enacted at the
balance sheet date.

Deferred tax assets are recognised in respect of tax losses caried forward to the extent that the realisation of the
related tax benefit through future taxable profits is probable. At 31 December 2025 the Group offset tax losses valued
at the applicable local tax rate of £11.0 million (2024: £13.3 million) against the deferred tax liability arising on the fair
value adjustments to properties. At 31 December 2025 the Group did not recognise deferred tax assets of £13.8
million (2024: £13.6 million) in respect of losses amounting to £93.3 million (2024: £78.8 million) which may be
carried forward and utilised against future taxable income or gains. There is no expiry period for the camied forward
tax losses.

19. Borrowings

At 31 December 2025 At 31 December 2024
Non- Total Non- Total
Current current borrowirgf Current  current borrowirPS
£m £m £m £m m

Secured bank loans and facilities 198.0 703.9 9019 3724 626.8 999.2



Issue costs of £3.9 million (2024: £4.3 million) have been offset in arriving at the balances in the abowe tables.

Secured bank loans

Interest on bank loans is charged at fixed rates ranging between 0.9% and 5.1% including margin (2024: 0.8% and
5.6%) and at floating rates of typically SONIA or EURIBOR plus a margin. Floating rate margins range between 1.0%
and 2.8% (2024: 1.1% and 2.8%). The bank loans are secured by legal charges ower £1,640.4 million (2024: £1,808.9
million) of the Group's properties, and in most cases a floating charge over the remainder of the assets held in the
company which owns the property. In addition, the share capital of some of the subsidiaries within the Group has
been charged.

Secured green loans

The Group's debt portfolio includes two sustainability linked loans:
- £146.1 million maturing between 2030 and 2032

- £57.5 million maturing in 2033.

These loans hawe a basis point margin incentive for meeting annual sustainability targets which align with our Net
Zero Carbon Pathway for the properties which are securing them. The targets have been independently \erified to be
aligned with the Loan Market Association (LMA) Sustainability-Linked loan principles. The targets set for any given
year are based on actual ESG data/milestones achieved in the prior year. The reduction in interest rate margin is not
considered to be a substantial modification of the loan terms.

Capitalised interest
Interest capitalised within investment property capital expenditure during the year was £0.2 million (2024 £nil).
The Group has complied with all extemally imposed capital requirements to which it was subject.

The maturity profile of the carrying amount of the Group's borrowings was as follows:

Secured
At 31 December 2025 Ioansz}:rr]n
Maturing in:
Within one year or on demand 199.3
One to two years 136.0
Two to five years 386.7
More than five years 183.8
905.8
Unamortised issue costs (3.9)
Borrowings 901.9
Due within one year 198.0
Due after one year 703.9

As at 1 January 2025, the Group outstanding borrowings due within the year of £373.7 million which consisted of
£364.1 million of loans maturing in 2025 and £9.6 million of scheduled loan amortisation payments. These amounts
have been fully refinanced, extended or repaid in 2025.

Secured

bank

At 31 December 2024 loans £m

Maturing in:

Within one year or on demand 373.7

One to two years 98.9

Two to five years 326.8

More than five years 204.1

1,003.5

Unamortised issue costs 4.3)

Borrowings 999.2

Due within one year 372.4

Due after one year 626.8
The carrying amounts of the Group's borrowings are denominated in the following currencies:

At 31 December 2025 At 31 December 2024

Sterling Euro Total Sterling Euro Total

£m £m £m £m £m £m

Fixed rate financial liabilities 203.6 396.5 600.1 236.1 439.6 675.7

Floating rate financial liabilities - swaps - 254 254 107.7 16.1 123.8

Total fixed rate 203.6 421.9 625.5 343.8 455.7 799.5

Floating rate financial liabilities - capped - 61.9 61.9 - 37.8 37.8

Floating rate financial liabilities 174.1 4.3 218.4 131.1 35.1 166.2

Total floating rate 174.1 106.2 280.3 131.1 72.9 204.0

371.7 528.1 905.8 474.9 5286 1,003.5
Unamortised issue costs (1.9) (2.0) (3.9) (2.4) (1.9) (4.3)
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Of the Group's total borrowings, 69% (2024: 80%) are considered fixed rate borrowings.

At 31 December 2025, the Group had interest rate swap agreements in place with an aggregate notional amount of
£25.4 million (2024: £123.8 million) whereby the Group pays an awverage fixed rate of interest of 2.7% and receives
interest at a daily variable rate. The swap is being used to hedge the exposure to changes in the variable rate of
Sterling and Euro denominated loans.

The interest rate risk profile of the Group's borrowings was as follows:
Weighted average interest

rate’ Weighted average life

Sterling Euroo Totaol Sterling Euro Total

At 31 December 2025 o % % Years Years Years
Fixed rate financial liabilities 2.6 34 31 6.2 24 3.7
Floating rate financial liabilities - swaps - 4.8 4.8 - 7.2 7.2
26 34 3.2 6.2 27 3.8

Floating rate financial liabilities - capped - 31 31 - 4.3 4.3
Floating rate financial liabilities 6.6 3.5 5.9 2.7 2.6 2.7
6.6 3.2 53 27 3.6 3.0

Gross borrowings 4.4 34 3.8 4.6 2.9 3.6

Weighted a\er?ge interest

rate Weighted average life

Sterlin Euro Total  Sterling Euro Total

At 31 December 2024 "2 % %  Years Years Years
Fixed rate financial liabilities 27 3.0 29 6.4 25 3.8
Floating rate financial liabilities - swaps 54 4.9 53 0.5 45 1.1
3.5 3.1 3.3 45 25 34

Floating rate financial liabilities - capped - 26 26 - 28 2.8
Floating rate financial liabilities 71 44 6.5 0.9 71 22
7.1 3.4 5.8 0.9 4.9 23

Gross borrowings 4.5 31 3.8 35 29 32

1 The weighted average interest rates are based on the nominal value of the debt facilities.
The carrying amounts and fair values of the Group's borrowings are as follows:

Carrying amounts Fair values
2025 2024 2025 2024
£m £m £m £m
Current borrowings 198.0 3724 198.0 3724
Non-current borrowings 703.9 626.8 705.3 629.8

901.9 999.2  903.3 1,002.2

The valuation methods used to measure the fair values of the Group's fixed rate borrowings were derived from inputs
which were either obsenable as prices or derived from prices taken from Bloomberg (Lewel 2).

The Group had the following committed facilities available at 31 December:
2025 2024
£m £m

Floating rate:
- expiring within one year1 70.0 20.0
- expiring after one year? - 30.0

70.0 50.0
1 Seg%.tgdnﬂligg rSE%'h? é‘gfzility expiring within one year and available as at 31 December 2025 was secured by

2 se?é%tgd”ﬂlié’BrSLE% é‘gf:ility expiring after one year and available as at 31 December 2024 was secured by

As at 31 December 2025, amounts drawn under the facilities above were £42.0 million (2024: £nil). In addition to the
above committed facilities, at 31 December 2025, the Group has a £10.0 million unsecured overdratft facility available
(2024: £10.0 million).

Contractual undiscounted cash outflows
The tables below show the contractual undiscounted cash outflows arising from the Group's gross debt.

Less
than 1 1to 2 2t03 3to4 4t0 5 Over
year years years Yyears Yyears 5years  Total
At 31 December 2025 £m £m £m £m £m £m £m

Secured bank loans 199.3 136.0 125.4 81.6 179.7 183.8 905.8
Interest payments on borrowi ngs1 30.5 23.2 19.0 15.9 121 1.4 1121
Effect of interest rate swaps 0.1 0.1 0.1 - - - 0.3
Effect of interest rate caps (0.2) (0.1) - (0.1) (0.1) - (0.5)

Gross loan commitments 229.7 159.2 144.5 97.4 191.7 195.2 1,017.7




Less than 1to2 2t03 3to4 4t05 Ower

1 year years years years years 5years Total
At 31 December 2024 £m £m £m £m £m £m £m
Secured bank loans 373.7 98.9 125.8 115.6 85.4 204.1  1,003.5
Interest payments on bon’owings1 36.0 17.7 14.8 111 8.2 13.8 101.6
Effect of interest rate swaps (1.3) 0.1 0.1 0.1 - - (1.0
Effect of interest rate caps 0.4) 0.2) 0.1) - - - 0.7)
Gross loan commitments 408.0 116.5 140.6 126.8 93.6 2179 1,103.4
1 egt}tr%rgtSt Séwggtﬁ]?&%r{g\'{gggﬁa ?éecﬁgllg%gtgg g\{ithléte %Eg\lg into account future events. Floating rate interest is

20. Derivative financial instruments

2025 2025 2024 2024
AssetsLiabilities Assets Liabilities
£m £m

£m £m
Non-current:
Interest rate caps and swaps 0.5 (0.3) 0.7 0.4)
Current:
Interest rate caps and swaps 0.1 - 1.1 -

0.6 (0.3) 18 (04)

The valuation methods used to measure the fair value of all derivative financial instruments were derived from inputs
which were either obsenable as prices or derived from prices (Lewel 2).

There were no derivative financial instruments accounted for as hedging instruments.

Interest rate caps
The aggregate notional principal of interest rate caps at 31 December 2025 was £66.7 million (2024: £37.8 million).
The average period to maturity of these interest rate caps was 3.7 years (2024: 1.7 years).

Interest rate swaps
The aggregate notional principal of interest rate swap contracts at 31 December 2025 was £25.4 million (2024: £123.8
million). The average period to maturity of these interest rate swaps was 3.8 years (2024: 2.5 years).

Forward foreign exchange contracts

The Group uses forward foreign exchange contracts from time to time to add certainty to, and to minimise the impact
of foreign exchange mowvements on, committed cash flows. At 31 December 2025, the Group had no outstanding
foreign exchange contracts (2024: none).

Derivative financial instruments cash flows

The following table provides an analysis of the anticipated contractual cash flows for the derivative financial
instruments using undiscounted cash flows. These amounts represent the gross cash flows of the derivative financial
instruments and are settled as either a net payment or receipt.

2025 2025 2024 2024
Assets Liabilities Assets Liabilities
£m £m £m £m

Maturing in:

Less than 1 year 0.2 (0.2 1.8 -
1to 2 years 0.2 (0.1) 0.2 ©.1)
2to 3 years - (0.1) 0.1 0.1)
3to4 years 0.1 - - 0.1)
4 to 5years 0.1 - - 0.1)
Ower 5 years - - - -

0.6 (0.4) 21 (0.

o
D
=

21. Financial instruments

Categories of financial instruments

Financial assets of the Group comprise: interest rate caps; foreign currency forward contracts; financial assets at fair
value through other comprehensive income or fair value through profit and loss; trade and other receivables; and cash
and cash equivalents.

Financial liabilities of the Group comprise: interest rate swaps; forward foreign currency contracts; bank loans;
secured notes; and trade and other payables.

The fair values of financial assets and liabilities are determined as follows:

(@) Interest rate swaps and caps are measured at the present value of future cash flows based on applicable yield
cunes derived from quoted interest rates;

(b) Foreign currency options and forward contracts are measured using quoted forward exchange rates discounted
to their present value based on applicable yield curves derived from quoted interest rates;

(c) The fair values of non-derivative financial assets and liabilities with standard terms and conditions and traded on
active liquid markets are determined with reference to quoted market prices. Financial assets in this category
include financial assets at fair value through other comprehensive income or fair value through profit and loss such

PO YR S T



ds equily Investurierns,

(d) In more illiquid conditions, non-derivative financial assets are valued using multiple quotes obtained from market
makers and from pricing specialists. Where the spread of prices is tightly clustered the consensus price is
deemed to be fair value. Where prices become more dispersed or there is a lack of available quoted data, further
procedures are undertaken such as evidence from the last non-forced trade; and

(e) The fair values of other non-derivative financial assets and financial liabilities are determined in accordance with
generally accepted pricing models based on discounted cash flow analysis, using prices from obsenable current
market transactions and dealer quotes for similar instruments.

Except for fixed rate loans, the carrying amounts of financial assets and liabilities recorded at amortised cost
approximate to their fair value.

Capital risk management

The Group manages its capital to ensure that entities within the Group will be able to continue as going concems
while maximising the retum to stakeholders through the optimisation of debt and equity balances. The capital
structure of the Group consists of debt, cash and cash equivalents and equity attributable to the owners of the parent,
comprising issued capital, reserves and retained eamings. Management perform 'stress tests' of the Group's
business model to ensure that the Group's objectives can be met and these objectives were met during 2025 and
2024.

The Directors review the capital structure on a quarterly basis to ensure that key strategic goals are being achieved.
As part of this review they consider the cost of capital and the risks associated with each class of capital.

The gearing ratio at the year-end was as follows:

2025 2024

Notes £m £m

Debt 19 9058 1,003.5
Cash and cash equivalents 16 (49.4) (60.5)
Net debt (A) 856.4  943.0
Equity (B) 742.1 784.2
Net debt to equity ratio (A/B) 115.4% 120.2%

Debt is defined as long-term and short-term borrowings before unamortised issue costs as detailed in note 19. Cash
and cash equivalents includes restricted cash (see note 16). Equity includes all capital and resenes of the Group
attributable to the owners of the Company.

Externally imposed capital requirement
The Group was subject to extemally imposed capital requirements to the extent that debt covenants may require
Group companies to maintain ratios such as debt to equity (or similar) below certain lewels.

Risk management objectives
The Group's activities expose it to a variety of financial risks, which can be grouped as:

- market risk;
- credit risk; and
- liquidity risk.

The Group's owerall risk management approach seeks to minimise potential adverse effects on the Group's financial
performance whilst maintaining flexibility.

Risk management is carried out by the Group's treasury department in close co-operation with the Group's operating
units and with guidance from the Board of Directors. The Board regularly assesses and reviews the financial risks and
exposures of the Group.

(a) Market risk

The Group's activities expose it primarily to the financial risks of changes in interest rates and foreign currency
exchange rates, and to a lesser extent other price risk such as inflation. The Group enters into a variety of derivative
financial instruments to manage its exposure to interest rate and foreign currency risk and also uses natural hedging
strategies such as matching the duration, interest payments and currency of assets and liabilities. There has been
no change to the Group's exposure to market risks or the manner in which these risks are managed and measured.

(1) Interest rate risk

The Group's most significant interest rate risk arises from its long-term variable rate borrowings. Interest rate risk is
regularly monitored by the treasury department and by the Board on both a country and a Group basis. The Board's
policy is to mitigate variable interest rate exposure whilst maintaining the flexibility to borrow at the best rates and
with consideration to potential penalties on termination of fixed rate loans. To manage its exposure the Group uses
interest rate swaps, interest rate caps and natural hedging from cash held on deposit.

In assessing risk, a range of scenarios is taken into consideration such as refinancing, renewal of existing positions,
and altemative financing and hedging. Under these scenarios, the Group calculates the impact on the income
statement for a defined movement in the underlying interest rate. The impact of a reasonably likely mowement in
interest rates, based on historic trends, is set out below:

2025 2024
Income Income
statement statement

& equity & equit
Scenario 9 E% & £n¥
Cash +50 basis points 0.2 0.3




Variable borrowings (including swaps and caps) +50 basis points (2.1) (1.8)
Cash -50 basis points 0.2 0.3)
Variable borrowings (including swaps and caps) -50 basis points 1.4 1.0

An increase or decrease of 100 basis points on the cash balance would result in a gain/(loss) of £0.5 million/(£0.5
million) from cash and cash equivalents. An increase of 100 basis points on variable borrowings would result in a loss
of £1.8 million and a decrease of 100 basis points on variable borrowings would result in a gain of £2.8 million.

(Il) Foreign exchange risk

The Group does not have any regular transactional foreign exchange exposure. Howewer, it has operations in Europe
which transact business denominated in Euros and, to a minimal extent, in Swedish krona. Consequently, there is
currency exposure caused by translating into Sterling the local trading performance and net assets for each financial
period and balance sheet, respectively.

The policy of the Group is to match the currency of investments with the related borrowing, which reduces foreign
exchange risk on property investments. A portion of the remaining operations, equating to the net assets of the
foreign property operations, is not hedged except in exceptional circumstances. Where foreign exchange risk arises
from future commercial transactions, the Group will hedge the future committed commercial transaction using foreign
exchange swaps or forward foreign exchange contracts.

The Group's principal currency exposure is in respect of the Euro. If the value of Sterling were to increase or decrease
in strength, the Group's net assets and profit for the year would be affected. The impact of a reasonably likely
movement in exchange rates is set out below:

2025
Profit 2024
2025 Net  before 2024 Net Profit
assets tax  assets before tax
Scenario £m £m £m £m
1% increase in value of Sterling against the Euro (3.7) 0.3 (3.9) 0.2
1% fall in value of Sterling against the Euro 3.8 (0.4) 4.0 0.2)

A 10% increase in the value of the Sterling against the Euro would result in a decrease in net assets of £33.9 million
and reduction of profit before tax of £3.2 million. A 10% decrease in the value of the Sterling against the Euro would
result in an increase in net assets of £41.4 million and an increase of profit before tax of £3.9 million. The sensitivity
disclosed related to the foreign operations, as the sensitivity related to financial instruments is not considered
significant.

(b) Credit risk

Credit risk refers to the risk that a counterparty will default on its contractual obligations resulting in financial loss to
the Group. Credit risk arises from the ability of customers to meet outstanding receivables and future lease
commitments, and from financial institutions with which the Group places cash and cash equivalents, and enters into
derivative financial instruments. The maximum exposure to credit risk is partly represented by the carrying amounts
of the financial assets which are carmried in the balance sheet, including derivatives with positive fair values.

For credit exposure other than to occupiers, the Directors believe that counterparty risk is minimised to the fullest
extent possible as the Group has policies which limit the amount of credit exposure to any individual financial
institution.

The Group has policies in place to ensure that rental contracts are made with customers with an appropriate credit
history. Credit risk to customers is assessed by a process of intemal and extemal credit review, and is reduced by
obtaining bank guarantees from the customer or its parent, and cash rental deposits. At 31 December 2025, the
Group held £10.1 million in rent deposits (2024: £10.1 million) against £3.0 million of trade receivables (2024: £4.2
million). The owerall credit risk in relation to customers is monitored on an ongoing basis. Moreower, a significant
proportion of the Group portfolio is let to Government occupiers which can be considered financially secure.

Credit risk also arises from cash and cash equivalents and deposits with banks and financial institutions. For banks
and financial institutions, only independently rated parties with a minimum rating of investment grade are accepted.

At 31 December 2025 the Group held £0.6 million (2024: £1.8 million) of financial assets at fair value through profit
and loss. Management considers the credit risk associated with individual transactions and monitors the risk on a
continuing basis. Information is gathered from external credit rating agencies and other market sources to allow
management to react to any perceived change in the underlying credit risk of the instruments in which the Group
invests. This allows the Group to minimise its credit exposure to such items and at the same time to maximise
retums for shareholders.

(c) Liquidity risk

Liquidity risk management requires maintaining sufficient cash, other liquid assets and the availability of funding to
meet short, medium and long-term requirements. The Group maintains adequate lewels of liquid assets to fund
operations and to allow the Group to react quickly to potential risks and opportunities. Management monitors rolling
forecasts of the Group's liquidity on the basis of expected cash flows so that future requirements can be managed
effectively.

The majority of the Group's debt is arranged on an asset-specific, ring-fenced basis (mortgage type loans in SPVs),
which is designed to ensure that the Group's exposure in relation to each loan is restricted to the assets of the
relevant SPV borrower(s) and its/their subsidiaries with such assets being a property or number of properties in a
portfolio, save for certain limited guarantees and limited recourse security granted by the Company and certain other
Group companies. This allows the Group a higher degree of flexibility in dealing with potential covenant defaults than
if the debt was arranged under a Group-wide borrowing facility. Portfolio loans secured by multiple properties are also
used when circumstances require it or to obtain better terms.

Banking covenants vary according to each loan agreement, but typically include loan-to-value and income related
cowenants. In addition, the Group has two 'green’ loans, each of which have a 10-basis point incentive for achieving
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certain sustainaliity 1argets. Ine Lroup targels a loan-to-vaiue In e range of 357 10 45%. Balance sneet 10an-1o-
value at 31 December 2025 was 50.0% (2024: 50.7%).

Loan cowenant compliance is closely monitored by the treasury department. Potential covenant breaches can
ordinarily be awoided by placing additional security or a cash deposit with the lender, or by partial repayment to cure
an event of default.

Effect of covenants

All of the Group's non-current borrowings amounting to £703.9 million contain covenants, which, if not met, would
result in the borrowings becoming repayable on demand. These borrowings are otherwise repayable more than 12
months after the end of the reporting period. As at 31 December 2025, the Group complied with all the covenants that
were required to be met on or before 31 December 2025. The covenants that are required to be complied with after the
end of the current reporting period do not affect the classification of the related borrowings as current or non-current at
the end of the current reporting period. Therefore, all these borrowings remain classified as non-current liabilities. The
Group remains in compliance with these covenants up to the date of this report. The Group's loan facilities and other
borrowings are spread across a range of 23 banks and financial institutions so as to minimise any potential
concentration of risk.

22. Financial assets and liabilities

Fair value
through Total
profit and Amortlsed carry| ng
value
£m £m
Financial assets:
Cash and cash equivalents - 49.4 49.4
Derivative financial assets 0.6 - 0.6
Other assets - current! - 9.7 9.7
0.6 59.1 59.7
Financial liabilities:
Secured bank loans - (901.9) (901.9)
Derivative financial liabilities (0.3) - (0.3)
Other liabilities - current? - (432) (432
(0.3 (945.1) (945.4)
At 31 December 2025 0.3 (886.0) (885.7)
Fair value
through Total
profit and Amortised carrying
loss cost value
£m £m £m
Financial assets:
Cash and cash equivalents - 60.5 60.5
Derivative financial assets 1.8 - 1.8
Other assets - current’ - 1.5 1.5

1.8 72.0 73.8

Financial liabilities:

Secured bank loans - (9992) (999.2)
Derivative financial liabilities 0.4) - 0.4)
Other liabilities - current? - (49.5) (49.5)

(0.4) (1,048.7) (1,049.1)
At 31 December 2024 14 (976.7) (975.3)
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Reconcmatlon of net financial assets and liabilities to borrowings and derivative financial
instruments

2025 2024
£m £m

Net financial assets and liabilities: 885.7 975.3
Other assets - current 9.7 11.5
Other liabilities - current (43.2) (49.5)
Cash and cash equivalents 49.4 60.5
Borrowings and derivative financial instruments 901.6 997.8

23. Share capital
Number of shares authorised, issued and
fully paid Ordinary Total
Total sharesin Treasury ordinary

Ordinary shares Treasury ordinarycirculation shares shares
in circulation shares shares £m £m £m




At 1 January 2025 397,410,268 41,367,512 438,777,780 9.9 1.1 11.0

Issue of shares 700,474  (700,474) - - - -
At 31 December 2025 398,110,742 40,667,038 438,777,780 9.9 1.1 11.0

Number of shares authorised, issued and

fully paid Ordinary Total

) Total shares in Treasury ordinary
Ordinary shares ~ Treasury ordinary circulation  shares  shares
in circulation shares shares £m £m £m

At 1 January 2024 and 31 December 2024 397,410,268 41,367,512 438,777,780 9.9 1.1 11.0

The Board is authorised, by shareholder resolution, to allot shares or grant such subscription rights (as are
contemplated by sections 551(1) (a) and (b) respectively of the Companies Act 2006) up to a maximum aggregate
nominal value of £3,311,752 representing one-third of the issued share capital of the Company excluding treasury
shares.

24. Earnings per share
The calculation of eamings per ordinary share is based on eamings after tax and the weighted average number of
ordinary shares in issue during the year.

2025 2024

Number Number

Weighted average number of ordinary shares in circulation 398,083,875 397,410,268
Number of ordinary shares in circulation at the year-end 398,110,742 397,410,268

For diluted eamings per share, the weighted average number of ordinary shares in issues is adjusted to assume
conwersion of all dilutive potential ordinary shares. The diluted eamings per share does not assume conwersion of
potential ordinary shares that would have an antidilutive effect on eamings per share. The diluted loss per share for
the year to 31 December 2025 was restricted to a loss of 12.6 pence per share, as the loss per share cannot be
reduced by dilution in accordance with IAS 33 Eamings Per Share.

The Group has three types of dilutive potential ordinary shares, being: unvested shares granted under the Long Term
Incentive Plan (LTIP) for executive directors and senior management; unvested shares granted under the Element B
plan for executive directors and senior management; and unwested shares granted under the Special Share Award
plan to key management. The issue of all these unvested shares is contingent upon satisfying specified conditions
such as length of senice and company performance.

2025 2024
Employee share plan Number Number
Element B/Special Share Award - 694,695
LTP 6,408,551 4,811,944
Total potential dilutive shares 6,408,551 5,506,639
25. Dividend
Dividend
per share 2025 2024
Payment date p £m £m
Current year
2025 final dividend’ 22 May 2026 270 - -
2025 interim dividend 2 October 2025 1.30 5.2 -
Distribution of current year profit 4.00 5.2 -
Prior year
2024 final dividend 23 May 2025 2.68 10.7 -
2024 interim dividend 2 October 2024 2.60 - 10.3
Distribution of current year profit 5.28 10.7 10.3
2023 final dividend 2 May 2024 5.35 - 21.3
Dividends as reported in the Group statement of changes in equity 15.9 31.6
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26. Other reserves
. . . Share-
Capital Cumulative Fair based
redemption translation value payment Other
reserve reserve reserve reseEve reser\ga: Total
m

Notes £m £m £m £m
At 1 January 2025 22,7 25.8 7.3 3.0 28.1 86.9
Exchange rate variances - 25.2 - - - 25.2
Corporation tax on exchange
differences - (0.5) - - - (0.5)

Property, plant and equipment:



- net fair value losses In the year 13 - - (1.6) - - (1.6)
- deferred tax thereon 18 - - 0.7 - - 0.7
Share-based payments - - - 0.3 - 0.3
At 31 December 2025 227 50.5 6.4 33 281 111.0
) . Share-
Capital Cumulative _ based
redemption translation Fair value payment Other
resene  resene resene  resene resenes Total
Notes £m £m £m £m £m £m
At 1 January 2024 27 474 6.1 24 28.1 106.7
Exchange rate variances - (21.6) - - - (21.6)
Property, plant and equipment:
- net fair value gains in the year 13 - - 1.3 - - 1.3
- deferred tax thereon 18 - - 0.1) - - 0.1)
Share-based payments - - - 0.6 - 0.6
At 31 December 2024 27 25.8 7.3 3.0 28.1 86.9

The capital redemption reserne comprises of the nominal value of the Company's own shares acquired as a result of
share buyback programmes.

The cumulative translation resene comprises the aggregate effect of translating net assets of overseas subsidiaries
into Sterling since acquisition.

The fair value resene comprises the aggregate movement in the value of financial assets classified as fair value
through comprehensive income, owner-occupied property and hotel since acquisition, net of deferred tax.

The amount classified as other resenes was created prior to listing in 1994 on a Group reconstruction and is
considered to be non-distributable.

Share options exercised havwe been settled using the treasury shares of the Group. The reduction in the treasury
share equity component is equal to the cost incurred to acquire the shares, on a weighted average basis. Any
excess of the cash received from employees ower the reduction in treasury shares is recorded in share premium. In
2025, there were 700,474 treasury shares transferred to the EBT (2024: none) to satisfy future awards under
employee share plans. At 31 December 2025, the Group held 40,667,038 ordinary shares (2024: 41,367,512) with a
nominal value of £1.0 million (2024: £1.1 million) in treasury. The Company's woting rights and dividends in respect of

the treasury shares, including those own shares which the EBT holds, continue to be waived.

27. Notes to the cash flow

2025 2024

Cash generated from operations £m £m

Operating loss (24.1) (52.5)

Adjustments for:

Net movements on revaluation of investment properties 79.2 127.7

Net movements on revaluation of equity investments (0.1) 0.6

Depreciation and amortisation 0.8 1.0

Loss on sale of investment property 10.9 2.3

Lease incentive debtor adjustments (15.9) (10.4)

Share-based payments 0.3 0.6

Loss on sale of other equity investments - 0.1
Changes in working capital:

Decrease in receivables 3.3 25

Decrease in payables (1.8) 0.7)

Cash generated from operations 52.6 71.2

Non-cash movements 2025
Amortisation
1 of 3
Jangg% Finangéi‘rslg borrowing Fair value Foreign Decen;lggsr

Chan?es in liabilities arising
1

issue costs adjustments exchange
£m

from financing activities Notes £m flows£m £m £m
Borrowings 19 999.2 (126.8) 1.9 - 27.6 901.9
Derivative financial instruments 20 (1.4) 0.2 - 1.3 - (0.3
Lease liabilities 3.3 - - - 0.1 3.4
1,001.1 (127.0) 1.9 1.3 27.7 905.0

Non-cash movements 2024
1 Amortisation 31
N . January Financing of borrowing ~ Fair value Foreign December
Changes in liabilities arising 2024 cash issue costs adjustments exchar}zge 2024
from financing activities Notes £m flows £m £m £m m £m
Borrowings 19 1,070.6 47.7) 1.7 - (25.4) 999.2
Derivative financial instruments 20 4.3) (0.5) - 34 - (1.4)
Lease liabilities 35 - - - 0.2) 33
1,069.8 (48.2) 1.7 3.4 (25.6)  1,001.1

28. Contingencies



The Group has contingent liabilities in respect of legal claims, guarantees and warranties arising in the normal course
of business. It is not anticipated that any material liabilities will arise from these contingent liabilities.

29. Commitments
At the balance sheet date the Group had contracted with customers under non-cancellable operating leases for the
following minimum lease payments:

2025 2024

Operating lease commitments - where the Group is lessor £m £m
Within one year 97.4 94.2
Between one and two years 76.1 7.3
Between two and three years 63.1 59.4
Between three and four years 51.4 47.6
Between four and five years 1.1 37.3
More than five years 246.8 158.8
575.9 468.6

Operating leases where the Group is the lessor are typically negotiated on a customer-by-customer basis and
include break clauses and indexation provisions.

Other commitments

At 31 December 2025 the Group had contracted capital expenditure of £16.7 million (2024: £10.3 million). At the
balance sheet date, the Group had not exchanged contracts to acquire any investment properties (2024: £nil). There
were no authorised financial commitments which were yet to be contracted with third parties (2024 £nil).

30. Post-balance sheet events
There are no post-balance sheet events requiring disclosure.

Supplementary disclosures (unaudited)

Unaudited unless otherwise stated

Alternative Performance Measures

CLS discloses Altemative Performance Measures (APMs) based on methodologies determined by EPRA and used
by industry peers to ensure cross-sector consistency. We also disclose a number of APMs which are commonly
used by investors to assess a company's performance.

EPRA APMs

- EPRA net initial yield;

- EPRA 'topped-up' net initial yield;

- EPRA vacancy;

- EPRA capital expenditure;

- EPRA cost ratio;

- EPRALTV; and

- EPRA like-for-like gross rental income growth.
Other APMs

CLS uses a number of other APMs, many of which are commonly used by industry peers:
- Total Accounting Retum;

- Net debt and gearing;

- Balance sheet loan-to-~value;

- Administration cost ratio;

- Dividend cower; and

- Interest cower.

1. EPRA APMs

i) EPRA net initial yield (NIY)

EPRA NIY is calculated as the annualised rental income based on the cash rents passing at the balance sheet date
less non-recoverable property operating expenses, divided by the gross market value of the property (excluding those
that are under development, student accommodation, held as PPE or occupied by CLS).

2025 2024
United United
Kingdom Germany France  Total Kingdom Germany France Total
£m £m £m £m £m m £m £m
Rent passing 40.2 39.1 11.8 91.1 46.6 41.6 129 1011
Adjusted for properties in
development (0.1) - - (0.1) 0.1) - (0.3) 0.4)

Forecast non-recowerable senice
charge (2.8) (3.6) (1.0) (7.4) (3.9) (2.5) (0.5) (6.9)



Annualised net rents (A) 37.3 35.5 10.8 83.6 42.6 39.1 121 93.8

Property portfolio’ 641.7 800.4 223.6 1,665.7 6684 8141 2259 1,7084
Adjusted for properties in

dewelopment (10.7) (1.7) 9.9 (223) (114 (2.0 8.3) (21.7)
Purchasers' costs at 6.8% 42.9 54.3 145 1117 4.7 55.2 14.8 1147
Property portfolio valuation

including purchasers' costs (B) 673.9 853.0 2282 1,751 701.7 8673 2324 1,8014
EPRA NIY (A/B) 5.5% 42% 47% 48% 61% 4.5% 5.2% 5.2%
1 ures in th e table clude invest (?nt properties and properties held for sale and exclude owner-occupied

pre ises, stu en accomm atlon and hotel.

ii) EPRA 'topped-up’ NIY
EPRA 'topped-up' NIY is calculated by making an adjustment to EPRA NIY in respect of the expiration of rent-free
periods (or other unexpired lease incentives such as discounted rent periods and step rents).

2025 2024
United United
Kingdom Germany France  Total Kingdom Germany France Total
£m £m £m £m £m £m £m £m
Contracted rent 47.4 45.7 131 106.2 50.1 449 139 108.9
Adjusted for properties in
dewvelopment (0.1) - - (0.1) 0.1) - 0.3) (0.4)
Forecast non-recowverable senice
charge (2.8) (3-6) (1.0) (7.9) (3.9) (2.5) 0.5) (6.9)

'Topped-up' annualised net rents
4.5 421 12.1 98.7 46.1 424 13.1 101.6

Property portfolio! 641.7 800.4 223.6 1,665.7 6684 8141 2259 1,7084

Adjusted for properties in

development (10.7) (1.7) 9.9 (223) (114 (2.0 8.3) (21.7)

Purchasers' costs (6.8%) 42.9 54.3 145 1117 4.7 55.2 148 1147

Property portfolio valuation

including purchasers' costs (B) 673.9 853.0 2282 1,7551 701.7 867.3 2324 1,801.4

EPRA 'topped-up’ NIY (A/B) 6.6% 49% 53% 56% 66% 49% 56%  5.6%
oia r%ll,lsr%g |rg ttu gen a\&ﬁﬁlﬁq ogaltlilgr? érp] torpglnt properties and properties held for sale and exclude owner-occupied

iii) EPRA vacancy
The EPRA vacancy rate calculates vacancy as a proportion of the ERV of the total portfolio.

2025 2024
£m £m

ERV of vacant space (A) 16.8 15.1
ERV of let space 98.7 103.9
ERV of total portfolio (B) 115.5 119.0
EPRA vacancy rate (A/B) 14.5% 12.7%

iv) EPRA capital expenditure

This measure shows the total amounts spent on the Group's investment properties on an accrual and cash basis with
a split between expenditure used for the creation of incremental space and enhancing space ('no incremental space’).
The sum of these expenditures is included in Capital expenditure in note 12 of the Group financial statements. The
Group is not party to any joint venture arrangements, therefore this measure is not disclosed.

2025 2024
£m £m

Notes
Acquisitions 12 - -

Amounts spent on the completed investment property portfolio: 12
Creation of incremental space - -
Creation of no incremental space 14.3 21.1
EPRA capital expenditure 14.3 211
Convwersion from accrual to cash basis 3.0 1.2
EPRA capital expenditure on a cash basis CcF1 17.3 22.3

1 Group statement of cash flows.

v) EPRA cost ratios
The Group has a policy of capitalising certain staff costs directly attributable to the management of the development
of investment properties.

2025 2024
Notes £m £m
Administration expenses 4 16.4 17.7

Other property expenses 4 17.3 18.1



Less: Other investments segment and student accommodation operating costs (5.0) (6.8)

28.7 29.0
Net senice charge costs 4 7.9 6.1
Seniice charge costs recovered through rents but not separately invoiced (0.3) 0.3)
Dilapidations receipts (2.1) (1.2)
EPRA costs (including direct vacancy costs) (A) 34.2 33.6
Direct vacancy costs 9.1) 8.2)
EPRA costs (excluding direct vacancy costs) (B) 25.1 254
Gross rental income 4 94.8 100.2
Senice charge components of gross rental income (0.3) 0.3)
EPRA gross rental income (C) 94.5 99.9
EPRA cost ratio (including direct vacancy costs) (A/C) 36.2% 33.6%
EPRA cost ratio (excluding direct vacancy costs) (B/C) 26.6% 25.4%
vi) EPRALTV
2025 2024
Notes £m £m
Borrowings from financial institutions 19 901.9 999.2
Net payables 46.6 52.4
Cash and cash equivalents 16 (49.4) (60.5)
Net debt (A) 899.1 991.1
Properties held as property, plant and equipment 13 391 40.7
Investment properties 12 1,570.8 1,676.5
Properties held for sale 14 94.9 133.0
Financial assets - equity investments 0.8 0.6
Total property value (B) 1,705.6 1,850.8
EPRA LTV (A/B) 52.7% 53.5%

vii) EPRA like-for-like gross rental income growth
This measure shows the growth in gross rental income on properties owned throughout the current and previous year.
This growth rate excludes properties held for development, acquired or disposed in either year.

2025 2024
(Decrease)/increase in gross rental income (%) (6.5) 1.2
(Decrease)/increase in gross rental income (£m) (6.5) 1.1
2. Other APMs
i) Total Accounting Return (per share)
2025 2024
Notes pence  pence
EPRA NTA at 31 December 5 200.7 215.0
Distribution - prior year final! 25 2.7 54
Distribution - current year interim 25 1.3 2.6
Less: EPRA NTA at 1 January (A) 5 (215.0) (253.0)
Retum before dividends (B) (10.3) (30.0)
Total Accounting Return (NTA) (B/-A) 4.8)% (11.9)%

neare32t0 41%%% gg gr %I gb\lgggég% I'g %0(?8 pence and 5.35 pence respectively but have been rounded to the

ii) Net debt and gearing

2025 2024
Notes £m £m
Borrowings short-term 19 198.0 372.4
Borrowings long-term 19 703.9 626.8
Add back: unamortised issue costs 19 3.9 4.3
Gross debt 19 905.8 1,003.5
Cash and cash equivalents 16 (49.4) (60.5)
Net debt (A) 856.4  943.0
Net assets (B) 742.1 784.2
Net gearing (A/B) 115.4% 120.2%
iii) Balance sheet loan-to-value
2025 2024

Notes £m £m



Borrowmings short-term 9 198.0 312.4

Borrowings long-term 19 703.9 626.8

Less: cash and cash equivalents 16 (49.49) (60.5)
Net debt (A) 852.5 938.7
Investment properties 12 1,570.8 1,676.5
Properties in plant, property and equipment 13 391 40.7
Properties held for sale 14 94.9 133.0
Total property portfolio (B) 1,704.8 1,850.2
Balance sheet loan-to-value (A/B) 50.0% 50.7%

iv) Administration cost ratio

CLS' administration cost ratio represents the cost of running the property portfolio relative to its net income. CLS
uses this measure to monitor the efficiency of the business as it focuses on the administrative cost of active asset
management across three countries.

2025 2024
£m

Notes £m

Administration expenses 4 16.4 17.7
Less: Other investment segment 4 (0.1) 0.1)
Underlying administration expenses (A) 16.3 17.6
Net rental income (B) 4 101.3 114.0
Administration cost ratio (A/B) 16.1% 15.4%
v) Dividend cover
2025 2024

Notes £m £m
Interim dividend 25 5.2 10.3
Final dividend (note: 2025 final dividend is subject to approval at the AGM) 25 10.7 10.7
Total dividend (A) 15.9 21.0
EPRA earnings (B) 5 30.2 36.4
Dividend cover (B/A) (times) 1.90 1.73

vi) Interest cover
2025 2024
£m £m

Notes
Net rental income 4 101.3 114.0
Administration expenses 4 (16.4) 17.7)
Other property expenses 4 (17.3)  (18.1)
Group revenue less costs (A) 67.6 78.2
Finance income (excluding derivatives and dividend income) 8 1.1 14
Finance costs (excluding derivatives) 9 (37.8) 42.3)
Net interest (B) (36.7)  (40.9)
Interest cover (-A/B) (times) 1.84 1.91

This information is provided by RNS, the news senice of the London Stock Exchange. RNS is approved by the Financial Conduct Authority to act as a
Primary Information Provider in the United Kingdom. Terms and conditions relating to the use and distribution of this information may apply. For further
information, please contact ms@lseg.com or visit www.ms.com.

RNS may use your IP address to confirm compliance with the terms and conditions, to analyse how you engage with the information contained in this
communication, and to share such analysis on an anonymised basis with others as part of our commercial senices. For further information about how
RNS and the London Stock Exchange use the personal data you provide us, please see our Privacy Policy.
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