




Land Securities develops, manages and invests in commercial property in 
the UK. Our activities require us to take a long-term view, and by thinking 
about the future as well as the more immediate challenges, we can ensure 
the long-term success of our business.

This corporate responsibility (CR) report, our fourth, explains what 
we have been doing across the business in regard to CR, the benefi ts 
to our business in undertaking this activity and how we have 
performed against our targets and our peers.

We believe CR is about ‘doing’, and we focus our activities across seven 
workstreams which make up our CR programme. On the following pages 
we demonstrate how we are contributing to the communities where we 
operate, monitoring our impacts on the environment, improving health 
and safety and developing relationships with our employees, customers, 
suppliers and investors.

Corporate responsibility 
at Land Securities 
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We aim to recycle or reuse 90% of demolition materials from our 
development sites including plasterboard. Previously going to landfi ll, this 
product is now recycled into materials for use in other construction products.
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Climate change has, quite rightly, jumped to 
the top of the list of corporate responsibility 
agenda items because it is predicted to have 
an unprecedented impact on society and the 
business environment over the next 30 years. 
We are pleased to have been taking active 
measures to manage our environmental impact 
since the beginning of this decade, but we also 
know that much more is required.

Buildings are responsible for roughly 40% of 
energy use in the UK. So, as a major developer, 
owner and manager of buildings, we have a 
responsibility to play our part in achieving the 
signifi cant reductions in emissions from energy 
use which are needed to stabilise climate change.

It is not the job of business leaders to add to 
the millions of words written on this issue, but 
to get on with adapting our businesses and 
reducing greenhouse gas emissions through 
effective energy management and innovation. As 
this is now one of the most important corporate 
responsibility issues for Land Securities, we are 
devoting the initial pages of this report to what 
we have been doing on climate change to date 
and what we aim to do in the future. The later 
sections present our performance in other areas, 
ranging from community involvement to health 
and safety and waste management. 

In the property sector, press coverage of 
environmental issues tends to focus on new 
buildings and their use of technology and design 
features, such as sunscreens, to mitigate energy 
usage. However, for the UK as a whole, new 
developments make up only 2% of the building 
stock and, for our business, the proportion of 
new developments is only around 10%. We do 
address challenges on new construction, but we 
also put considerable effort (if not energy) into 
improving the environmental impact of our 
stock of existing buildings.

The full range of our activities is covered by 
Dave Farebrother, Neil Pennell and the heads 
of each of our businesses in the following pages. 

Climate change is predicted to have an unprecedented impact on society 
and the business environment over the next 30 years and it is one of the 
most important corporate responsibility issues for Land Securities. 

Group Chief Executive, Francis Salway

We have been 
taking active measures 
to manage our
environmental impact 
since the beginning 
of this decade, but 
we also know that 
much more is required. 
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Our energy strategy includes a commitment to 
achieve net zero carbon emissions at our own 
corporate offi ce buildings and the mall areas of 
our shopping centres, via a four strand strategy of 
reducing overall energy consumption; delivering 
energy in a more effi cient way; using renewable 
energy sources; and, lastly, offsetting the 
emissions from any residual energy usage 
which we cannot currently eliminate.

We have also established and funded an ‘Energy 
Innovation Group’ at Land Securities. Its role is to 
look at emerging technologies and new ideas for 
energy reduction.

Businesses work most effectively in a supportive 
policy environment, and I am pleased that 
the government has been moving towards a 
framework which will help us all to meet carbon 
emission targets in an effective way. Including 
major properties in the Carbon Emissions Trading 
Scheme is a good example. We have been the 
only property company to participate in the 
UK’s voluntary Carbon Emissions Trading Scheme, 
beating our targets year-on-year for fi ve years, and 
we are delighted to have been a ‘fi rst mover’ on 
this in anticipation of the new legislation. We also 
welcome the introduction of building certifi cates, 
which will make it easier to identify energy-
effi cient properties.

Industry bodies such as The Green Building Council 
and the Property Industry Alliance are also helping 
to spread awareness and understanding, and we 
have made an active contribution as a founder 
member of The Green Building Council. 

There is growing demand for energy-effi cient 
buildings among occupiers, which means we 
can gain competitive advantage by being at the 
forefront of initiatives in this area. Although this 
demand for ‘greener’ buildings is not currently 
accompanied by any pricing differential, we can 
see a growing willingness for this in the future. 
We fear that intermediaries or advisers are not 
suffi ciently attuned to the costs-in-use of buildings 
to enable this pricing differential to emerge. 
Against this background, we are pleased that we 
have created innovative property contracts such 
as property outsourcing, and our Landfl ex leasing 
product in the London offi ce market, under which 
we are responsible for total costs-in-use and can 
respond more rationally and effectively to the 
challenges of energy effi ciency.

Our customers will undoubtedly look to us to 
take a lead on initiatives in this area. We will 
continue to do so by focusing on the kinds of 
practical action described in these pages. Climate 
change is with us – it demands immediate, 
realistic measures which become ingrained 
in our day-to-day approach to business. 

We have established 
and funded an ‘Energy 
Innovation Group’ 
at Land Securities. 
Its role is to look at 
emerging technologies 
and new ideas for 
energy reduction.

www.landsecurities.com/doing2007
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We have to think about the implications for our 
buildings and services of a climate with higher 
temperatures, higher wind speeds, potentially 
more fl ooding, and ironically also more droughts. 
The other side of this is cutting our use of energy 
and helping our customers to do the same.

Impacts on our business 
We have to operate on the basis that climate 
change impacts are going to happen. We have to 
work out where they will be and how to adapt. 

Temperature is the most obvious consequence of 
climate change and we have set up a task force
to consider how we need to respond. That might 
include simple things like encouraging people 
to dress more appropriately, for a wider range 
of temperatures. 

But there are also more fundamental issues, 
especially keeping a building’s energy load down 
so that you have less heat to deal with.

We have to be aware of fl ood implications when 
we are planning a new building – starting by 
thinking about whether a new property will add 
to the risk of fl ooding. For example, if we put 
down a new concrete base we need to understand 
how it will affect drainage, and include measures 
to deal with that, such as porous pavements or 
a holding tank to regulate storm-fl ow.

We will have to cope with drought as well as 
fl ooding, such is the nature of Britain’s climate 
and the way it is likely to change. That can cause 
subsidence, but even without subsidence the fabric 
of buildings could be at risk of cracking in very dry 
conditions. If there is a danger of water being cut 
off, as already happens in Greece, we will also need 
to consider providing larger storage tanks – which 
has implications for the structure.

Heavy rain and high winds may also create 
challenges, an example being the placing of 
structures like satellite dishes and phone 
masts on the roofs of our buildings.

There are two sides to this issue for us: the impact of climate change 
on our business, and the impact of our business on climate change. 

Environmental Director, Dave Farebrother

We are looking for 
50% to 60% energy 
reductions but a bit more 
thought and application 
could produce 5% to 
15% savings for virtually 
any building.
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Our impacts on climate change 
The Board approved a new energy strategy in 
2006 to achieve a step-change in our carbon 
footprint, and approved the recruitment of 
additional energy managers for each of our 
businesses to help make this happen. In the 
longer term we are looking for 50% to 60% 
energy reductions overall but I’m convinced 
that a bit more thought and application could 
produce 5% to 15% savings for virtually 
any building.

Most of this is achieved by doing simple things 
like making sure lights are switched off, and 
that boilers and heating systems are properly 
maintained.  You might need to empower security 
guards and cleaners to turn off lights and work 
with tenants so that people turn off computer 
screens. Making sure that heating and lighting 
match the needs of occupiers will make a big 
difference. There is scope for signifi cant savings 
by taking more care to match operating and 
occupancy hours. Our tenants pay for what they 
use, rather than a set monthly charge, so cutting 
energy will save them money too.

It is also important to keep ‘marketing’ energy-
saving. Most people want to save the environment 
and it is not hard to turn the lights off. But they 
have other day-to-day preoccupations, so we 
need to keep up communication on this. We ran 
environment workshops and are setting up an 
email helpline to respond to any tenant queries. 
In 2007 we are including a page on saving energy 
in our service charge booklet for offi ce tenants. 

Shopping centres are different because the retailers 
usually install and control their own equipment so 
we only have control over the common areas.  
We have been engaging with the biggest retailers 
to work together to be more sustainable. In new 
centres this could mean a central energy service 
which we recharge to tenants, and maybe a radical 
rethink of the way we design our centres. It’s more 
diffi cult to retro-fi t an existing centre but there are 
still opportunities.

We are seeking to fi nalise a knowledge transfer 
partnership with the University of Central 
Lancashire to research into ‘demand-controlled 
ventilation’, a system which accurately matches 
heating and cooling to occupiers’ needs. 

Offsetting is a good 
way to raise climate 
change awareness. By 
giving fi nancial value to 
carbon we encourage 
our managers to reduce 
energy consumption.
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I fi rmly believe that 
responsible businesses 
perform better.

Renewable energy and carbon neutrality
There are technological limits as to how much 
we can cut energy consumption, but we plan 
to go further by investing in renewable energy. 

Small-scale renewable technologies are not, by 
and large, cost-effective in terms of money or 
carbon and we will only take this approach when 
we feel it is appropriate. There is more scope to 
make signifi cant reductions in carbon emissions 
through larger installations. 

We have established an Energy Innovation Group 
and have allocated a six-fi gure research budget 
for 2007/08 to explore opportunities in this area 
and to look into new technologies. 

We are planning to trial a small-scale fuel cell 
at Ebbsfl eet Valley and we continue to look at 
wind energy.

Even after working hard to reduce energy use, 
our buildings will still be using fossil fuel energy 
which emits carbon dioxide (CO2). We are 
‘offsetting’ these emissions from our fi ve head 
offi ce premises and the common parts of our 
managed shopping centres. This involves paying 
to invest in projects which will avoid an 
equivalent amount of CO2 emissions. 

Offsetting is a good way to raise awareness about 
climate change among our employees and, by 
giving a fi nancial value to carbon, it encourages 
our managers to reduce energy consumption 
even further.

There are obviously a lot of ways that property 
and climate change are linked. We are currently 
working on a range of projects and are trying to 
fi nd the most cost-effective way of doing things. 
That has always been our approach. 

We want to do the right thing, but not to the 
detriment of a successful business. What appeals 
to me is that these goals are not mutually 
exclusive. In fact, I fi rmly believe that responsible 
businesses perform better. That’s one reason why 
we’ve been so successful to date.

Dave Farebrother continued...

www.landsecurities.com/doing2007
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This starts with reducing ‘embedded energy’ by 
reusing and recycling demolition materials and 
building with recycled and low energy products. 
Our target is to reuse or recycle 90% of demolition 
materials on all projects – at New Street Square in 
London we achieved 93%.

About nine-tenths of a building’s CO2 emissions 
result from the energy it takes to heat, cool and 
power it during its operational lifetime. Since the 
design of the building determines what heating 
and cooling systems can be used, it is vital that 
architects and engineers work together from 
the start. 

This might seem obvious but until relatively 
recently it has been standard practice for 
architects to design energy-hungry structures, 
relying on service engineers to add the systems 
to cope. 

Design that is sensitive to energy needs can 
have a big impact. For example protecting 
windows from direct sunlight reduces the heat 
absorbed by the building and allowing a structure 
to cool overnight through natural ventilation cuts 
the cooling demand.

Our aim is to design fl exible and adaptable, 
energy-effi cient buildings which still meet 
occupiers’ needs for productive, comfortable 
workspaces. This is easiest when we work with 
architects and design teams who are focused 
on sustainability. For example, our buildings at 
New Street Square EC4, and Bankside SE1, were 
designed with a fl at, structural concrete slab which 
enables a range of environmental control solutions 
to be used. In fact, the services infrastructure 
on most of our new offi ce schemes can support 
a range of air conditioning systems – from the 
standard fan coil to the more energy-effi cient 
chilled beams and chilled ceilings. This allows 
tenants to choose the solution that best meets 
their requirements. 

Facing the challenges of climate change requires a holistic approach 
to building and refurbishing, taking energy into account at every 
stage of a project. 

Director of Project Engineering, Neil Pennell

Our aim is to design 
fl exible and adaptable, 
energy-effi cient 
buildings which still 
meet occupiers’ needs for 
productive, comfortable 
workspaces. 
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Architects and engineers are going to have to 
work more closely together in future so that 
they can keep pace with ever more demanding 
building regulations which set minimum energy 
effi ciency standards for new buildings and major 
refurbishments. 

Renewable energy systems and low and carbon 
neutral technologies will play an important part 
in reducing a building’s climate change impact. 
All new buildings are expected to reduce their 
CO2 emissions by 10% through the use of these 
technologies on-site. The new draft amendments 
to the London Plan propose increasing this to 
20% and many other local planning authorities 
are looking to follow London’s example and set 
similar targets.

We believe in staying ahead of legislative and 
regulatory requirements for energy use where we 
can. For example, we installed borehole technology 
in our building at 40 Eastbourne Terrace in 
London over two years ago. The building has been 
operational for over a year and we estimate that 
it will use around 40% less energy compared to 
a standard air conditioning system and be more 
cost-effective to maintain.

The current ‘open loop’ system extracts water from 
an aquifer over 150 metres below the surface, 
where it is at a relatively constant temperature 
all year round. This means it can be used as a heat 
sink for cooling in summer and as a heat source in 
winter. We have just started a major refurbishment 
of a second building on the adjacent site (10 
Eastbourne Terrace), where we are installing a 
‘closed loop’ borehole system. Water is pumped 
through pipes buried in the ground, this time using 
the surrounding earth as an energy reservoir rather 
than the ground water. Having both systems 
working side-by-side will enable us to understand 
the technologies better and monitor how they 
perform in practice.

On a number of our current development projects 
we are looking to use combined heat and power 
(CHP) and combined cooling, heat and power 
(CCHP) systems. These allow a building to 
generate heat, power and cooling on-site and 
avoid the wasted energy from transmission over 
the grid network. They use the heat created in 
power generation for heating or turn it into chilled 
water using absorption chillers. Conventional 
CHP systems use combustion engines or turbines 
fuelled by natural gas, although biofuels could be 
used in the future to reduce their carbon footprint.

40%
The borehole at 40 Eastbourne 
Terrace uses around 40% less 
energy compared to a standard 
air conditioning system

93%
Recycled demolition materials 
at New Street Square

20%
Carbon reduction target

Neil Pennell continued...
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Our target is to reuse 
or recycle 90% of 
demolition materials 
on all projects. 

Fuel cells, which generate electricity and heat from 
a chemical process (much like a battery), will in 
the future offer a good alternative to combustion-
based CHP. 

Fuel cells run on hydrogen which can be derived 
from natural gas, biogas, ethanol or produced
by breaking chemical bonds in water molecules 
through electrolysis. I believe that fuel cells have 
a number of advantages over conventional CHP: 
for example, they are clean and quiet, producing 
only water and heat as by-products. 

Fuel cells also deliver a higher proportion 
of electrical power with few moving parts. 
The technology is still prohibitively expensive, 
but the price is coming down and as new, more 
effi cient generations of equipment come to 
market, they will become a more attractive option. 
We intend to trial a small-scale pilot installation 
at our Thames Gateway development offi ce, 
The Observatory at Ebbsfl eet.

Wind turbines and photovoltaic (PV) panels both 
generate clean, renewable electricity but are not 
necessarily the best solution for use on, or close 
to, buildings. Wind turbines are more effi cient 
and cost-effective on a large scale and located 
in areas where there is a high average wind 
speed over the year. 

Photovoltaic panels are relatively ineffi cient and 
are very expensive, making it diffi cult to justify 
an economic case for their use. However, both 
technologies are very visible and can play their 
part in raising the awareness of building users 
to the importance of using energy wisely. After 
all, while the building industry must continue 
to innovate to deal with climate change, it’s the 
behaviour of our occupiers and the people that use 
the buildings that will make the most difference. 

www.landsecurities.com/doing2007



www.landsecurities.com/doing2007

Think · 12

Mike Hussey – Managing Director, 
London Portfolio
This year the property market’s response to 
climate change has shifted up a gear. The 
performance of buildings is fast becoming 
a competitive issue – in fact two occupiers have 
told us recently that within three years, carbon 
neutral buildings will be a principal requirement 
for their commitment to new space. Our occupiers 
have their own policies and targets on climate 
change and there appears to be a growing 
willingness to pay a premium for buildings that 
help them to achieve these targets, particularly 
if the initiatives result in operating savings and 
economies over time. 

London presents a strong challenge to our targets, 
where offi ces have very high occupancy – in some 
service businesses 60 sq ft per person – and the 
need to mechanically ventilate offi ce areas to 
achieve an acceptable operating environment.

The success achieved in recycling and sustainable 
initiatives at New Street Square has been 
extended to our new schemes. We will continue 
to investigate alternative cooling strategies 
and new energy-effi cient systems. We are 
constantly looking to improve our understanding 
of the various alternative energy solutions 
and a new generation of equipment will enable 
higher effi ciencies and more cost-effective 
implementation in our future schemes. 

At Kent Thameside – which we are developing over 
the next 25 years – we will have the fl exibility to 
be more radical. All the offi ces and homes will be 
low or carbon neutral, and we are exploring the 
use of wind turbines, energy-from-waste plant and 
a heat and power plant fuelled by locally grown 
wood chip, sustainably coppiced, of course.

We are committed to the Group-wide 
environmental targets which will stretch us 
and exceed the generally accepted benchmarks 
being set by the industry.

It is important for each area of our business to identify the issues 
and respond accordingly. Our heads of business offer their perspective.

Acting on climate change

Our occupiers 
have their own policies 
and targets and there 
appears to be a growing 
willingness to pay 
a premium for buildings 
that help them to 
achieve these targets. 
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Ian Ellis – CEO, Land Securities Trillium
Land Securities Trillium (LST) has reduced the 
climate change impact of the properties we 
own and manage. Our contracts with clients last 
around 20 years, so we can work together on 
long-term strategies to save energy, and reduce 
environmental impacts. This is a signifi cant 
advantage over most property developers who 
don’t know who will occupy their buildings until 
the project is complete, so may be conservative 
when it comes to sustainability. 

Our ‘Spend to Save’ initiative has successfully 
reduced energy consumption in our buildings while 
cutting costs for our clients and earning us money. 
This is how it works: we improve the energy 
performance of a building, like fi tting insulation, 
and once we have earned back our investment, 
we share the cost-savings from energy reductions 
with the customer. Spend to Save projects agreed 
so far at Department for Work and Pensions (DWP) 
properties will save almost 6,000 tonnes of CO2 
per annum. 

We have also made very good progress due to the 
willingness of our customers to respond to climate 
change, especially our public sector clients who 
have set their own targets to meet government 
policy. We have helped DWP to become a model 
department for sustainability. In a recent report 
by the Sustainable Development Commission 
(an independent government watchdog) into 
the environmental performance of government 

departments, the DWP ranked third out of 
19 government departments. DWP beat its 
energy targets again this year; for example it 
now buys 73% of its energy from renewable 
sources, compared to a target of 10% which has 
to be achieved by 2008. Since 2000 we have also 
helped DWP to reduce fossil fuel consumption 
on-site by 11%, and have reversed an upward 
trend for electricity use. 

It is not just our public sector clients who are 
taking climate change seriously. For example, 
during a refi t of Norwich Union’s HQ we 
fi tted ‘chilled beams’ rather than standard 
air conditioning, bringing an annual CO2 
saving of 18%. 

Being able to demonstrate good performance 
on climate change is now a signifi cant part of 
bidding for new contracts. For example, in our bid 
for a contract with the Northern Ireland Authority 
we are proposing to cut carbon emissions and 
energy consumption from their buildings by at 
least 30% over the 20 year operating period. 
I believe our track record of helping clients 
to respond to climate change has given us 
credibility in this area. 

We improve the 
energy performance 
of a building, and once 
we have earned back 
our investment, we 
share the cost-savings 
from energy reductions 
with the customer.
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Richard Akers – Managing Director, Retail
We are reducing the climate impact of our retail 
locations in three ways: saving energy in the 
shopping centre common areas, helping our 
occupiers to do the same in the space they 
rent, and raising awareness among shoppers.

Cutting our own energy consumption 
We have the ability to control energy usage 
in the common areas of shopping centres, 
which includes malls and car parks, so we have 
concentrated on these areas where we can achieve 
noticeable reductions through initiatives such as 
the installation of energy-effi cient lighting, use 
of grey water and increased recycling. 

Through this activity we have reduced energy 
consumption by 8.3% over the last three 
years, saving an estimated 1,439 tonnes in 
CO2 emissions.

In our development programme we have been 
able to be more innovative, as we have the ability 
to infl uence the design of our new buildings so 
that the layout is no longer the traditional covered 
mall structure, and are implementing on-site 
renewable technologies such as passive solar water 
heating.  At Corby we are looking at the potential 
to power the whole town centre area from local 
renewable sources. Where we are developing 
covered centres we are not installing heating 
or cooling for common areas.

Infl uencing our tenants to cut energy
Each occupier installs their own lighting, heating 
and cooling systems and sources their own energy. 
So it is easy to see that real reductions can be 
achieved if we engage our occupiers, sharing 
initiatives with them which will cut energy and 
thereby save them money. We recently hosted 
an environmental discussion day with some of 
the UK’s leading retailers to see how we can 
work together on reducing energy consumption, 
and we are following up on a number of ideas 
including assessing if a centralised plant would 
be a more effi cient system. 

Engaging the public
Although most of our retail destinations are 
in town centres and we invest in and support 
public transport, car travel remains one of the 
biggest challenges when it comes to cutting 
our climate impact. 

We are looking at ways to reduce the emissions 
from shoppers’ journeys, exploring green travel 
plans and perhaps fi nding ways to offset travel 
emissions. 

Receiving over 300 million shopper visits each 
year, our centres can play an important role in 
educating the public about climate change. They 
host exhibitions by local and national charities 
which promote environmentally friendly practices 
and products and produce information on what 
shoppers can do to save energy.

Receiving over 300 
million shopper visits 
each year, our centres 
can play an important 
role in educating 
the public about 
climate change. 

Acting on Climate Change continued...
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Thinking and Doing
The challenge of climate change runs throughout 
this report; how it is impacting upon our industry, 
where Land Securities is contributing, how we 
focus on reducing our impacts and what changes 
we are making in preparation for the predicted 
outcomes.  The Environment Committee and the 
Energy Innovation Group are leading the business 
in our response. 

We are recognised as a leader amongst our peers 
in regard to corporate responsibility thinking and 
action and have therefore been working on the 
climate change issue for some time. However, 
while climate change is of increasing importance, 
it must not distract us from improving our 
performance in other areas. We therefore continue 
to focus on all critical themes for our business 
including health and safety, employees and the 
benefi ts we can bring to communities.

Our approach to CR has always been driven by 
an ethos of doing.  This year we have worked at 
achieving our published targets which focus on 
incremental improvements in each stakeholder 
area.  We have seen a growing interest in our 
approach to energy use, recycling, employee 
retention, customer service and tenant mix 
within our retail developments.

We are also looking to the future to determine 
the issues that will impact upon the business in 
the future and establishing a series of stretching 
CR objectives to address these issues including; 
environmental innovation, supply chain 
management and employee diversity, which 
we explain in more detail later in this report.  

Climate change is not the only corporate responsibility issue for 
Land Securities in the future.

Taking action for the future

Our approach to 
corporate responsibility 
has always been driven 
by an ethos of doing.
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Our national portfolio of commercial property, 
worth many billions of pounds, includes some 
of Britain’s best-known shopping centres as 
well as London landmarks.

We are leading urban renaissance through our 
multi-billion pound development programme, 
transforming regional city centres as well as 
key sites in Central London. 

We are also one of the leading names in 
property partnerships. Through urban community 
development we are involved in long-term, 
large-scale regeneration projects in the South East.

•  £1,722.7m gross property income 
(2006: £1,988.2m)

•  £963.1m cost of goods, materials, services 
purchased (excluding joint ventures) 
(2006: £1,159.9m)

•  £98.7m cost of staff remuneration (2006: £98.3m)

•  REIT conversion charge £315m

• £223.0m total dividend payment (2006: £238.9m)

Our vision
Our vision is ‘Bringing property to life’. We will 
go beyond bricks and mortar, through design, 
community engagement and customer service, 
to create places where people choose to shop, 
are proud to work and want to live.

Our values
Our core values form the foundation of Land 
Securities. They embody the way in which 
employees and service partners work together, 
and with others, to achieve our vision.
Our values are:
• customer service
• respect
• integrity
• excellence and 
• innovation.

Our principles 
Our principles defi ne the way we do business, 
they aim to give guidance to stakeholders about 
the way in which we manage all areas of our 
business.  We aim to benefi t from the positive 
aspects of what we do and to minimise the 
negative impacts of our activities by:
• sound management
• fi nancial stability
•  the creation of attractive, sustainable 

returns for shareholders.

Business ethics
We aim to maintain the highest ethical standards 
in the conduct of our business and will not tolerate 
any behaviour that compromises our integrity. 
Our business ethics policy provides full details 
of the standards we apply to our core stakeholder 
groups of investors, customers, communities, 
suppliers and employees. 

Our awards
Property Company of the Year, 
Property Week

Property Company of the Year, 
Estates Gazette

Developer of the Year, 
Property Week

Best Corporate Website, 
Corporate Comms Magazine

Construction Client of the Year, 
Building Magazine

Britain’s Most Admired 
Companies Awards 2006,
Management Today 

Property Building Public, 
Trust Awards 2006 
“For telling it how it is”

Indices – members of
FTSE4Good

Dow Jones Sustainability Index

Global 100 Most Sustainable 
Corporations

Land Securities is the UK’s largest Real Estate Investment Trust. 

Who we are

Whenever you see this symbol 
more information can be found 
on our website. 
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We aspire to be the leader of good practice 
within the UK property industry and to live 
up to this vision through all of our business 
activities, particularly those related to 
corporate responsibility.

At Land Securities we have an enormous infl uence 
on the day-to-day lives of thousands of people 
across the UK.
•  for occupiers and clients it means providing 

buildings and services which help them to 
operate successfully every day

•  for communities, it means providing the buildings 
and places where people live, work and relax

•  for our people, it is the satisfaction of the 
positive impact we have on communities

•  for shareholders it is the superior investment 
returns that we have generated.

We want to achieve our vision and objectives 
within the framework of high standards which 
takes account of the needs of all our stakeholders 
and our impact on the environment and 
communities in which we operate.

CR Committee
To help achieve these objectives we have 
established a representative Group-wide 
CR Committee, which seeks to support and 
provide a framework for the range of CR 
initiatives undertaken nationally by all 
parts of our business.

The CR Committee comprises senior 
representatives from each area of the business 
and is chaired by the Chief Operating Offi cer of 
Land Securities Trillium. The Group Chief Executive 
is also a member of the Committee. 

The CR Committee also establishes and publishes 
annual targets for each of the seven streams 
of activity we have identifi ed as being key to 
Land Securities’ CR performance (refer to the 
CR stakeholder model opposite).

Our response 
Our response to CR is organised by these seven 
work streams as we believe a stakeholder/interest 
group structure best refl ects the range of issues 
for a property business and how Land Securities
is structured. It also allows us to place clear 
responsibility for each group at Senior 
Management level.

CR stakeholder model

We see CR as the driver for our business to achieve the balance 
between its environmental, social and economic responsibilities.

Our approach to corporate responsibility (CR)
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TARGET RESULT

·  Achieve 90% of customers stating they are very satisfi ed or satisfi ed with LST’s overall service, 
as measured by the annual customer survey.

·  Complete on time 97% of all requests for services, raised by LST customers.

·  Achieve an overall satisfaction rating from customer surveys of 3.75 for London offi ces, 
3.8 for shopping centres and 3.4 for retail parks.

·  Produce Action Plan to address specifi c areas of concern identifi ed through customer surveys, agreeing 
the Plan with occupiers and measuring performance against its completion with a minimum target of 
75% of actions completed in the year.

·  Achieve outperformance of the Expert Training Systems (ETS) Benchmark on employee satisfaction.

·  Develop and communicate a diversity policy across the Group and ensure diversity training is available.

·  Review and update existing payroll giving schemes and promote across the organisation.

·  Actively promote family friendly policies across the Group and align with benefi ts provision.

·  Upgrade and explain our corporate responsibility policy and provide information about our 
approach in staff induction packs.

·  Under Defi ned Contribution Pension arrangements, provide a choice for pension scheme members 
enabling them to invest their pension contributions in ethical funds.

·  Promote and communicate employee volunteering carried out through the Land Securities Foundation.

·  Provide, through the Land Securities Capital Commitment Fund, a total sum of £150,000 in small 
grants to local community and voluntary groups in Southwark and Westminster, specifi cally targeting 
projects with a focus on children, youth and education.

·  Undertake research across the shopping centre portfolio to identify potential opportunities for 
Land Securities to contribute to local educational initiatives, and introduce an Action Plan for at 
least three shopping centres by April 2007.

· Establish a community link programme at two retail development sites.

Targets achieved Targets mostly achieved Work in progress Work begun Targets not achieved

Measure · 20

Performance against targets 2006/07

Last year we set comprehensive targets, covering each stakeholder area, which 
were realistic yet stretching. This table shows our achievements against our 
key targets*. On page 34 we outline our targets for 2007/08 and beyond.
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TARGET RESULT

·  Achieve the following design ratings for new developments, as verifi ed by independent assessments:

Development Type Assessment Type Target
Major offi ces BREEAM for offi ces Very Good
Retail warehouse premises
and shopping centres BREEAM for retail Very Good
Residential EcoHome Good

·  To complete a minimum of 20 Phase II surveys as part of our biodiversity management plan and 
begin to implement the recommendations.

·  To survey and benchmark all of our managed offi ces and shopping centres with respect to environmental management.

·  To monitor the water quality, extraction rate and temperature of the borehole water that provides heating and cooling 
to 40 Eastbourne Terrace and to assess the energy effi ciency of the system in relation to conventional solutions.

·  Implement 100% of the recommendations for improvement identifi ed in the annual Investor Relations survey.

·  Organise a seminar for all Socially Responsible Investors to inform them of Land Securities corporate 
responsibility approach and performance.

·  Ensure that we receive zero Prohibition and Improvement Notices per annum. 

·  Ensure that 20% of construction related service partners and contractors are accredited to Construction 
Skills Certifi cation Scheme by end March 2007, increasing to 70% by 2008 and 100% by 2009. 

· Deliver health and safety induction training to all new starters.

·  Deliver relevant health and safety training to at least 30% of existing managers and staff (with an ultimate goal of 
delivering relevant health and safety training to 100% of existing managers and staff within any three-year period).

·  Develop and publish a brochure outlining Land Securities’ procurement approach, describing relevant 
corporate responsibility considerations, including the values and principles suppliers are expected to adhere to.

· Integrate CR requirements in our new supplier evaluation procedures and documentation.

*The Advisor’s statement on page 44 assesses our progress against targets

Measure · 21

Overall 85% of CR targets for 2006/07 were achieved at 100%.
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Investment portfolio 
The way we manage the investment portfolio has 
a real impact on our fi nancial performance and our 
reputation as a landlord. We believe that there are 
three key benchmarks for customer satisfaction: 
overall satisfaction, willingness to recommend, and 
communication. Some highlights of our annual 
customer satisfaction surveys, concentrating on 
these themes, can be found opposite. The overall 
results are good, although we did not meet some 
targets within the London and retail park portfolios 
and we are addressing these areas with specifi c 
action plans. 

The Property Management team provides the 
day-to-day interface with our investment portfolio 
customers. Following an operational review across 
our retail portfolio we restructured the team and 
introduced newly created positions of regional 
retail operations directors.

London
We examined the way to improve service standards 
for our customers across the London Portfolio     
and developed action plans for each property.
This enables us to set tangible targets for each 
building or estate, which are monitored regularly.

We are rationalising our service partners from 
in excess of 60 down to six, to create genuine 
partnerships which will enable us to improve value 
for money as well as improving levels of service for 
our customers across London. We will also launch 

a helpdesk facility linked to all of our new service 
partners, which will enable all London customers 
to phone one number to report any problems.

Retail parks
The survey results this year show a slight decrease 
but we believe this can be mostly attributed to 
43% of the portfolio surveyed being owned for less 
than 12 months. We are now reviewing our survey 
results to introduce measures to directly improve 
customer satisfaction.

Occupier portal
The Land Securities portal is a personalised web 
site for retail and London offi ce occupiers to access 
letting and property information for their property 
portfolios. Initially piloted with Next and Marks 
& Spencer, 160 retail and London offi ce occupiers 
are now using the service, enabling them to access 
information such as lease lengths, service charge 
records, contact details and documentation.

Customer service index
We are a founding member of REAL Service, a 
benchmarking group dedicated to supporting the 
real estate industry in improving customer service. 
Land Securities participates in the annual REAL 
Service Engagement Index, which measures how 
far each member organisation has progressed in 
the adoption of best practice in customer focused 
property management. The latest results confi rmed 
that we have sustained our overall position in the 
upper quartile.

Customer service and satisfaction differentiates Land Securities from other 
providers of commercial property buildings and services. We aim to provide 
best in class service so that clients choose us as their business partner. 

Customers

Customer survey results

3.81
Shoppping Centres overall 
satisfaction 3.81 (target 3.8)

3.11
Retail Parks overall 
satisfaction 3.11 (target 3.4)

3.57
London offi ce overall 
satisfaction 3.57 (target 3.75)

Scale 1 – Very poor
Scale 5 – Excellent
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Legislation 
A new ‘Code for Leasing Business Premises’ 
was launched, encouraging landlords to offer 
prospective tenants more fl exible lease terms and 
documentation to improve leasing practice. It will 
be of particular help to small businesses, something 
Land Securities has been addressing since 2003 
when it launched Landfl ex, its fl exible leasing 
product. We have pledged our support of the code 
and will comply wherever it is practical to do so.

DWP customer satisfaction
Our property outsourcing business contributes 
some 15% of the Group’s operating profi ts and 
continues to lead the industry in the delivery of 
customer service, especially through the use of 
innovative technology and dedicated call centres.

We carry out an annual online Customer 
Satisfaction Census with the Department for Work 
and Pensions (DWP) with representatives of the 
115,000 employees. This year we produced very 
positive results with an overall satisfaction level 
of 91% (up 1%). 

We are pleased with increased satisfaction 
in specifi c service areas: 
•  general satisfaction with building condition 

rose 2% to 83%
•  security service satisfaction up 3% to 87%
•  catering up 5% to 82%.

There was a continuing appreciation of the work 
of the Customer Service Centre receiving 97% 
satisfaction under the ‘Helpful and Professional’ 
category (up 1%) and 97% achieved for ‘Speed of 
Answer’ (up 2%). Similarly, our Business Services 
Managers were praised with an overall satisfaction 
level of 93% (up 2%). A new category for health 
and safety was added to the 2007 census and the 
combined overall satisfaction level was 94%.

New initiatives introduced for the contract in 
2006/07 include:
•   new procurement arrangements to ensure 

quicker delivery of essential furniture 
and equipment

•  continuation of the Aegis programme which 
improves the security service across DWP 
buildings with the introduction of 
technological solutions

•   introduction of daytime cleaning to improve 
the overall cleaning service and staff retention

•  promotion of organic and Fair Trade products 
by LST’s catering service partner (Eurest)

•  76% of energy procured from renewable sources 
– compared to the Government target of 10%

•  introduction of the ‘Working Together’ initiative 
which encourages LST service partners to work as 
a team, introducing new processes to ensure that 
building problems and issues are identifi ed and 
dealt with quickly and effi ciently

•  continuation of ‘Spend to Save’ initiatives 
to lower energy/water consumption. 

60,000+
People work in our properties

200,000+
People work in our offi ces 
managed by the Group

91%
DWP customer satisfaction
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The wellbeing and professional development 
of our people is central to the Group’s strategy 
to be the employer of choice in the property 
sector, recruiting and retaining high performing 
individuals. We see effective HR practice through 
our management teams as key to the success of 
our employees’ contribution and ultimately the 
‘way we do business’. 

Annual employee survey
We measure how closely our employees are 
connected with the vision, values and direction 
of the business through the annual Employee 
Engagement Survey. This year we increased the 
level of participation to 84% and added three 
questions regarding: working in the community, if 
our employee population refl ects the communities 
in which we work and if we take our corporate 
responsibility seriously. We performed well in 
all three areas.

The results of the Employee Engagement 
survey showed improvement in a number 
of categories, including: 
•  health and safety taken seriously
•  knowing the Group aims for current year
•  being a better employer.

Induction
Since launching our new induction and orientation 
programme some 180 new joiners have attended 
an interactive one-day exhibition to learn more 
about the company. The agenda ensures that our 

employees gain a better understanding of the 
business and participate in various workshops that 
promote core values, corporate responsibility and 
health and safety.

Business Exchange Forum
The Business Exchange Forum has 30 elected 
representatives from across the business who meet 
and exchange views with the Senior Management 
team regularly. This helps keep everyone informed 
and in touch with views from around the Group.

Reward and recognition
To remain competitive and to recruit and retain 
the people we need we externally benchmark 
remuneration packages and, in addition to base 
salary, we also offer:
•  performance related bonus schemes
•  pension schemes
•  health and life insurance
•  share save schemes and share options 
•  discount scheme benefi ts.

We recognise that it isn’t just monetary rewards 
that motivate people. Our ‘Values into Action’ 
programme recognises the people who make 
a difference and we celebrate with the nominees 
at an annual awards ceremony.

Learning and development
Developing our people is integral to the 
achievement of our business objectives. ‘Investors 
in People’ accreditation recognises our success in 

Land Securities employs approximately 1,500 people across the Group 
and we recognise the key contribution they make to the ongoing growth 
and success of our business. 

Employees

88%
Of employees believe ‘there 
is an atmosphere of trust and 
integrity’ within their team

42.2%
Female employees

7.9%
Of senior management 
is female

5.5% 

Of employees adopted fl exible 
working patterns – 4.5% of 
which are women 
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implementing our new learning and development 
offering at every level, with more than 87% of our 
employees now having a learning and development 
plan in place. We also promote work shadowing 
to help people gain an understanding of different 
areas of the business. One in three employees 
participated in the initiative in 2006. 

Talent and succession planning 
The key to the future success of the business is to 
ensure that we attract, retain and motivate high 
performing talent, and actively manage employees’ 
performance. Extensive work has been undertaken 
to develop a succession plan and talent strategy. 
Our recruitment service has moved ‘in-house’ to 
focus on delivering a tailored attraction strategy.

Human rights
Care for human rights underpins all our human 
resources policies and processes. We aim to achieve 
all the designated requirements in regard to the 
United Nations Universal Declaration of Human 
Rights and will investigate any infringement 
and action as appropriate. We have our own 
Human Rights policy and as an employer we are 
committed to providing equal opportunities to all 
our employees. 

Diversity
As a leader in the property industry we believe it 
is important that we encourage a diverse, inclusive 
and representative working environment: one in 
which everyone is treated with dignity and respect. 

Our diversity policy is helping us to address the 
challenges of recruiting a diverse workforce in the 
context of our industry. A ‘diversity session’ 
is included in our induction orientation and also 
forms part of management development. The 
Group CEO is our Board representative for diversity 
and we are members of various external bodies to 
promote equal opportunities.

Work/life balance
Achieving results and having an optimum 
work/life balance are not mutually exclusive. We 
recognise that a fl exible approach to working time 
and practices can help our people perform better 
and enjoy their career more. We have updated our 
maternity policy, introduced child care vouchers 
and a staff discount scheme and currently just 
over 80 employees have adopted fl exible 
working practices. 

GAYE – payroll giving 
Give as you Earn (GAYE) is a scheme which enables 
employees to give to charity directly from their 
salary in a more immediate and tax effi cient way. 
We teamed up with ‘Sharing the Caring’, a branch 
of the Charities Aid Foundation, to promote 
this service to employees. Through a series 
of exhibitions and via an intranet and poster 
campaign we were able to sign 81 people to 
the scheme.

To encourage 
innovation, we ask 
everyone to come up 
with ideas to make the 
business better and 
then we reward them 
for doing so. 
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The Foundation
We believe there are two-way benefi ts to 
volunteering, with our employees gaining just 
as much as the charities they are helping. The 
Foundation encourages all our employees to 
volunteer in the community and offers up to 
two days paid leave per person. We have had 
84 enthusiastic individuals and teams donate 
their time and energy to help undertake activity 
supporting four themes – education, environment, 
employability and enterprise.

Community consultation
We have been involved in community liaison on 
development projects for over fi ve years, long 
before it became a requirement through planning 
regulations. We communicate with local residents, 
national bodies, amenity groups, government 
representatives and other landowners at the 
earliest stages of the planning process. This makes 
the public aware of our proposals and gives them 
the opportunity to input, where appropriate. The 
consultation programme involves initiatives such 
as public exhibitions and forums, local advertising 
and creation of interest groups. This year we have 
undertaken consultation in regard to our Buchanan 
Galleries scheme.

Managing the change
It is vital that we keep all stakeholders informed 
of the activity associated with developments 
which can include demolition, archaeology, 
construction and traffi c diversions. Community 
liaison/information managers are located on-
site for our regional developments like Exeter, 
Cardiff and Bristol to minimise disturbance to 
the community by facilitating communication 
and promoting close working relationships with 
contractors and local authorities. 

Public art
Art helps to bring life to our properties and 
construction sites. We often commission work by 
local artists, ask local residents to become involved 
with a project or provide temporary artwork. We 
have invested over £7 million in temporary and 
permanent public artworks.

Sponsorship
We continue our support of The Prince of Wales’ 
Arts & Kids Foundation, this year collaborating 
on StoryQuest, a UK-wide festival where 15,000 
children were told magical stories in unusual 
spaces and cultural and historical venues. 
Professional artists then worked with around 
2,000 children to help them prepare a visual 
display of their storytelling adventure to exhibit 
in one of our 16 participating shopping centres.

We are involved in a wide range of community activities and have seen our activities 
transform towns and cities, and create civic focus. We build relationships with 
key community stakeholders, ranging from government and schools to local residents.

Community
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Land Securities is partnering British Volleyball, as 
part of the FTSE – British Olympic Association 
Initiative to drive a higher profi le for volleyball. 
Land Securities will help to identify the planning, 
resources and structures necessary to enable 
Britain to compete with success at the 2012 
Olympics. We will be using our shopping centres 
and established links with schools to help achieve 
these aims. 

Charitable funds
Our regional charitable funds allocate money 
to local initiatives. 

This year, the Capital Commitment Fund supported 
over 8,000 residents in deprived neighbourhoods 
in London. We expanded the reach of the Fund to 
include the Westminster area, and tripled its size 
to £150,000. This year we awarded 34 grants 
(from 77 applications) to organisations including:
•  Pimlico Toy Library, which provided creative play 

opportunities for 263 children representing over 
50 nationalities 

•  Arts Express, which ran stone carving workshops 
in Southwark for children 

•  Southwark Young Pilgrims, which trains youth 
‘Ambassadors’ as tourist guides for visitors to 
the South Bank, preparing them for real life 
job opportunities. 

Alliance to Reward Initiatives and Social Enterprise 
(ARISE), set up by Land Securities, Evans Property 
Group and Munroe K, provides grants of up to 
£1,000 to local groups and organisations in South 
Leeds. The fund supports socially-based activities, 
donating £24,000 to 27 organisations this year. 

The grants have benefi ted people of all ages, 
ranging from a crèche that gives parents the 
freedom to undertake skills training while their 
children play, to groups working with the elderly. 

Shopping centre initiatives
Our 29 shopping centres are the focal point of 
many cities and towns and make a signifi cant 
contribution to local communities. We provide 
free fl oor space, free use of facilities and cash 
donations to charities and local organisations. 
We also run educational and entertainment 
initiatives for children and other customers. 
Initiatives at our centres this year have included:
•  promoting environmentally friendly products 

and services to shoppers to support World 
Environment Week

•  helping secondary school children gain retail 
skills for future employment opportunities

•  sponsoring local sports teams 
•  holding charity fashion shows 
•  launching new websites to keep consumers 

up to date with offers and activities.

The Capital 
Commitment Fund 
supported over 8,000 
residents in deprived 
neighbourhoods in 
London. 
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Resourcing
We are increasing our resources with the 
recruitment of two additional posts: an 
Environment Manager to focus on construction 
projects and an Environmental Coordinator, to 
manage compliance, data collection and reporting 
systems. A dedicated Environmental Manager will 
also be appointed to focus on the Defence Training 
Review contract following LST’s successful bid. 

To complement the day-to-day management 
of environmental activity across the Group, we 
have established an ‘Energy Innovation Working 
Group’ drawing on the experience of our internal 
specialists. With funding confi rmed and a ‘no 
limits’ brief by the Board, this group is advancing 
a number of projects such as a knowledge transfer 
partnership and fuel cell technology, and regularly 
submits new ideas for adoption by the Group.

Environmental Champions are in place for the 
DWP, DVLA and Norwich Union contracts, 
facilitating cross-contract sharing of ideas to 
achieve environmental improvements. 

Environment Management System
Land Securities became the fi rst property 
company to achieve ISO14001 certifi cation for its 
Environmental Management System (EMS) across 
all of our property management and development 
activities, covering the provision of retail, offi ce 
and outsourced accommodation. The standard 
now extends to the Ebbsfl eet Valley development 

plans at the heart of the Thames Gateway 
regeneration. Work is in hand to incorporate 
IIC and SMIF projects and activity, recent LST 
acquisitions, under the scope of our EMS.

Energy management
Land Securities has monitored energy use 
since 1981. Our approach to effi cient energy 
management is based on four integrated 
strategies and has delivered signifi cant energy 
reductions for the past fi ve years: 
• reducing overall energy consumption
• delivering energy in a more effi cient way
• using renewable energy sources
• carbon offsets.

The Group has also introduced carbon-offsetting 
as a means of valuing carbon to drive further 
effi ciencies. We are initially focusing on our fi ve 
main head offi ce premises and the common areas 
in our shopping centres. The offsets secured relate 
to emissions for 2005/06 and work will progress 
with the offset provider, The Carbon Neutral 
Company, to help tackle emissions in other areas 
of the business. 

Although offsetting is not the solution to 
climate change, we believe it can play a very 
useful role in helping to raise awareness and give 
a fi nancial value, which provides a mechanism 
for evaluating and promoting measures to reduce 
carbon emissions.

11,145
Tonnes of CO2 saved through the 
UK Emissions Trading Scheme

25
Years monitoring energy use

Awards
2006 Business in the Community 
Awards for Excellence – 
Runners-up, also a ‘Big Tick’ 
in the Environmental 
Management category

2006 Liveable City Awards 
– Winner, Environmental 
Management

2006 Liveable City Awards 
– Runner up, Tackling Climate 
Change

16 Green Apples since 2001

Our property activities have direct impacts on the built environment. 
We also have a major role to play in ensuring our existing properties, 
and those of our clients, are managed to good environmental standards. 

Environment
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Reducing emissions
The London offi ce portfolio met its CO2 

reduction target for the fi fth and fi nal year of 
its participation in the voluntary UK Carbon 
Emissions Trading Scheme. Aggregate emissions 
were reduced by 11,145 tonnes of CO2, over three 
times the target, and as the scheme drew to a 
close it was possible to sell banked permits worth 
approximately £10,000. Total earnings from the 
scheme are in the region of £58,000, which was 
reinvested in further environmental initiatives. 

We are keen to encourage greater tenant 
engagement in energy saving and a renewed 
focus is being introduced through the service 
charge booklets, providing occupiers with an 
environmental helpline service. 

LST invested approximately £2 million in measures 
to save energy and water for the DWP estate and 
a pay-back of around 18 months is anticipated, 
with both parties then benefi ting from the ongoing 
savings. The DVLA and Norwich Union have now 
indicated that they will partner on a similar ‘Spend 
To Save’ scheme, which will deliver signifi cant CO2 
savings across both estates. 

An open-loop borehole system, combined with 
heat pumps, meets all of the heating and cooling 
requirements at 40 Eastbourne Terrace, a recent 
refurbishment project, producing around 40% 
less CO2 emissions than traditional approaches. 

Later this year we plan to install a small fuel cell at 
The Observatory, Land Securities’ own marketing 
suite at Ebbsfl eet Valley. This will be a trial project 
but, as at Eastbourne Terrace, the data gathered 
will help the company to understand how to refi ne 
the use of the technology for future projects. 

Development assessments
We assess all of our new offi ce and retail schemes 
using the BREEAM methodology, targeting ‘Very 
Good’ as a minimum. We achieved this on all 
completed schemes, with two achieving ‘excellent’. 

Environmental Impact Assessments are undertaken 
voluntarily for major schemes with a value over £5 
million where this is not a statutory requirement. 
These included the DVLA Printworks, DVLA Data-
Centre, Falkirk CSA and Dashwood House. 

Waste management
We have been able to increase the level of 
recycling across the portfolio through the 
continued education of occupiers, clients and 
employees (see table page 30). The introduction 
of Binless Offi ce is making a difference across the 
DWP estate and we are rolling out the programme 
across our Land Securities occupied offi ces in 
London.

Indices
Second in our sector in the BiE 
survey of the FTSE350 – overall 
rating 80-89% (Silver ranking)

Memberships and 
Industry groups
UK Green Building Council

Green Property Alliance

BCO environmental 
sustainability group

BPF Offi ce Energy project

The Carbon Vision project

London Remade
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Waste and Recycling Figures  

An environmental and fi nancial cost-benefi t 
analysis of the eco-friendly cleaning regime at 
the Bridges Shopping Centre in Sunderland was 
undertaken in collaboration with MSc students at 
University College London (UCL). The regime, which 
reduces reliance on cleaning chemicals, showed 
benefi ts in terms of cost, cleaning standards, health 
and safety and the environment, and we will now 
roll out this approach Group-wide. 

Biodiversity
We retained certifi cation under the Business and 
Biodiversity Benchmark standard awarded by the 
UK Wildlife Trusts. Their amended requirements, 
applying the standard site-by-site rather than 
Group-wide, mean that we are researching 
alternative schemes for wider application.

We invested £10,000 on habitat enhancement: 
two DWP sites in Leeds and Bristol implemented 
biodiversity enhancement measures such as 
nectar bed planting, bird and bat boxes and 
wildfl ower areas. The White Rose Shopping Centre 
introduced native plants to the existing south 

water feature, avian and bat boxes and rustic 
informational signs on biodiversity themes for 
the Woodland Walkway at the property.

Communication
50 people attended our third annual Environment 
Conference held this year at Cardinal Place, Victoria 
on World Environment Day. Speakers from The 
Carbon Trust and GreenWorks joined our in-
house experts to talk about climate change and 
energy management of our property portfolio. 
Our shopping centres hosted exhibitions by local 
and national charities promoting environmentally 
friendly practices or products to the community. 

Our employee competition winner took part 
in an Earthwatch expedition to investigate 
basking sharks, and this year a place on another 
expedition is being awarded through the Learning 
and Development programme. A new team 
environmental competition will also be launched. 

We published version fi ve of our ‘Development 
and Sustainability Brochure’, which helps advisors, 
contractors and consultants to understand Land 
Securities’ objectives, policies and targets for 
property development activity. It will feature 
even stronger commitments in 2007.

LST issued its fi rst annual environment report 
for Norwich Union and this initiative will be 
introduced for all contracts. 

2004/05 2005/06 2006/07

BBC 34.6% 68.7% 72%*

DWP 54.4% 52.2%** 66.5%

SHOPPING CENTRES 24.4% 26.6% 37%

LONDON OFFICES 55% 48.2% 33.1***

Environment continued...

* contract ended June 2006
** average lowered by acquisition of TIES
*** decrease is a consequence of including 5/11 
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REIT status
Land Securities converted to Real Estate 
Investment Trust (REIT) status on 1 January 2007, 
making us the UK’s largest REIT by stock market 
value. We are confi dent that our conversion to 
REIT status will bring benefi ts to shareholders 
in terms of the Group’s tax effi ciency.

Communication
The Investor Relations (IR) team maintains a rolling 
12 month programme to communicate regularly 
and effectively with our key audiences through 
fi nancial presentations, site visits and meetings.

It is extremely important to us to maintain our 
established relationship with the private client 
community and we again hosted a meeting with 
the UK Shareholders Association (UKSA) and 
a series of lunches with private client brokers. 

In March the senior management team hosted 
our biennial Investor Conference, which focused 
on updating the investment community on our 
business activities. 

We have continued to promote e-communications 
to our shareholders, offering to donate £5 to the 
‘plant a tree’ campaign for each shareholder who 
opted for the e-communication service. 

This resulted in an increase of 60%, now 
representing 7% of our shareholders. A fi gure 
we aim to grow.

We have also strengthened communications 
to shareholders, both existing and potential, 
by improving our website. Recent developments 
have included the addition of micro-sites to 
report our fi nancial results information and 
interactive Q&As in webcasts. 

Investor tours
We offered nine property site visits, continuing 
our commitment for investors to have direct 
engagement with our day-to-day activities.

We chose New Street Square as the venue for 
our Socially Responsible Investors seminar because 
of the sustainability achievements at this major 
London development. The session explained our 
approach to corporate responsibility to investors, 
showcased our achievements and opened 
a discussion on what we could do better. 

The Investor Conference included a visit to 
Ebbsfl eet Valley, enabling us to communicate our 
long-term commitment to the UK property market 
by outlining our plans for the development of a 
new mixed-use community, centred around the 
new railway station at Ebbsfl eet.

The IR programme and the Group’s media 
programme work hand-in-hand to ensure 
news and comment is delivered effi ciently to 
target audiences through the national, trade 
and local press. 

Awards
BDO Stoy Hayward, Best Property 
Report and Accounts, winner Gold 
Award 2006

Thomson Extel Survey 2006 
– Best in Sector IR Team

Building Public Trust Awards 
– For ‘Telling It How It Is’ 
– FTSE100

60%
Increase in investors registered for 
electronic communications

7
Overseas roadshows

 148
Meetings

9
Property tours

25,000
Shareholders

We encourage a two-way dialogue with existing and potential investors. 
We believe our proactive approach will result in a better understanding 
of our business and a more open relationship. 

Investors
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We produce an annual health and safety plan and 
our progress is reviewed by the Board quarterly. 
Board responsibility for health and safety matters 
remains with Ian Ellis, Chief Executive Land 
Securities Trillium. He is supported by a Director 
of Health, Safety and Environment and 18 staff. 

Key CR performance indicators 
We committed to three new targets in 2006, 
and met each:
•   zero Prohibition and Improvement Notices
•  ensure that 20% of our construction-related 

service partners and contractors are 
accredited to the Construction Skills 
Certifi cation Scheme (CSCS)

•  health and safety training for 30% of existing 
managers and staff and induction training for all 
new starters.

Contractor control and 
performance measurement
We have implemented a ‘Safe System of 
Work/Permit to Work’ process to improve the 
management of service partners and contractors 
and will develop this system further in 2007/08.

Asbestos
We continue to comply with the Control of 
Asbestos at Work Regulations, introducing a 
revised Group Asbestos Management Plan in 
January 2007. We have highlighted a number of 
substandard surveys relating to properties acquired 
in 2006 which we are currently re-inspecting. 

Health and safety training
A total of 759 Land Securities staff received 
training via interactive and traditional delivery 
methods. We are developing an interactive 
induction and manager’s health and safety 
training suite for launch during 2007/08.

We also launched the fi rst three interactive 
training packages for the DWP covering display 
screen equipment, personal health and safety 
training and a fi re and bomb wardens package. 
The courses available have now been accessed 
on a total of 110,848 occasions. 

Accident reporting
We review the accident records every month, 
consider trends and techniques for accident 
reduction and prevention. We analyse RIDDOR 
events (those reportable to the enforcement 
authorities), accidents and near misses, and 
differentiate each by accident classifi cation, 
cause and business unit.  The number of RIDDOR 
accidents fell in the year down to 244, compared 
to 295 in 2005/06.

Risk assessment and audits
We conducted a total of 38 external audits of 
service partners and contractors who provide 
health and safety services to the Group. We 
also conducted 531 health and safety audits 
internally to meet both legislative and contractual 
requirements.

531
Health and safety 
audits undertaken
(2005: 340)

0
Fines for incidents of health 
and safety non-compliance
(2005: 0)

244
RIDDOR injuries
(2005: 295)

0
Work-related fatalities
(2005: 0)

ROSPA
Gold award in recognition of our 
Health and Safety Management 
systems, awarded for the third 
year running

We are committed to taking every reasonable step to secure the health and 
safety of our employees and anyone else who may be affected by our business 
activities. This includes contractors, customers and members of the public.

Health and Safety



www.landsecurities.com/doing2007

Measure · 33

Our supply chain
Land Securities has an extensive supply chain 
in place. In addition to the routine suppliers that 
support any business, our property partnerships 
and development activities involve working with 
a large number of contractors and service partners. 

We continue to monitor our supplier list, adding 
new suppliers to refl ect our growth in business 
or new activity. 

Communication
We published ‘Working with Land Securities’, 
a document which describes Land Securities’ 
structure and values and outlines our approach 
to procurement. This includes engagement 
with suppliers, providing safe and healthy work 
environments and treating people fairly. We have 
integrated CR considerations throughout the 
brochure in the form of ‘supplier expectations’. 

The brochure has been distributed to current 
and potential suppliers, as well as other key 
stakeholders and procurement staff. It is 
available in the reception areas of all offi ces 
and on our website. 

Supplier evaluation
We are committed to evaluating suppliers to 
achieve compliance with legal, regulatory and 
ethical standards. These include health, safety and 
the environment, corporate responsibility, fi nancial 
stability, public liability and professional indemnity 
insurance cover.

We have integrated our CR requirements into our 
Supplier Evaluation Management System. Suppliers 
are asked a series of questions in areas including: 
•  measures in place to make employees and/or 

sub-contractors aware of CR Policy
• adoption of CR guidelines
•  adherence to laws and legislation regarding 

child and forced labour
•  policies and guidelines in place for the provision 

of good employee working conditions
•  meeting legal minimum wage requirements 

for the countries of operation
• policies for dealing with bribery and corruption.

We are creating a web-based evaluation process 
for existing and potential suppliers. This will help to 
ensure their values match with our vision on topics 
such as sustainability and CR.

We build longer-term relationships with some 
suppliers which helps us generate best practice. 
This also enables us to share effi ciencies with 
suppliers which we believe results in more 
competitive pricing.

5,874
Land Securities suppliers

 1,156
Land Securities 
Trillium suppliers

2.7
Suppliers per £1m turnover

We have a responsibility to infl uence our suppliers in the way in which they carry out 
their business. Working with suppliers whose values and cultures are complementary 
to our own helps to ensure high standards and that risks are managed effectively. 

Suppliers



2007/08 TARGETS 2010 OBJECTIVES

·  Host Energy and Environmental Effi ciency workshops for customers 
at 12 managed properties across the Group’s London offi ce and Retail 
portfolios to enable these customers to improve recycling 
and reduce their energy and water commitments.

·  Achieve customer satisfaction targets Shopping Centres: 3.8  
Retail parks: 3.4 London: 3.7 

·  Maintain 90% overall customer satisfaction rating on the 
DWP contract.

·  Host Energy and Environmental Effi ciency workshops for customers at 24 
managed properties across the Group’s London offi ce and Retail portfolios 
to enable these customers to improve recycling and reduce their energy 
and water commitments.

·  Be assessed as being in the upper quartile of the REAL Service Property 
Benchmark for the delivery of innovation in property management services.

·  Across the DWP contract maintain a 90% overall customer satisfaction 
rating plus achieve a 90% score on each individual service line (cleaning, 
maintenance, catering etc).

·  Ensure out-performance across the Group of the Expert Training 
Systems (‘ETS’) benchmark on employee engagement.

·  Contribute actively to local communities by enabling 20% of 
the Group’s staff to volunteer time and expertise through the 
Land Securities Foundation.

·  Provide professional support to the Board of the British Volleyball 
Federation in the development of its Business Plan, and host two 
community-based volleyball events in Land Securities premises.

·  Enable 2.5% of staff to participate in charitable giving through the payroll.

·  Implement a system for monitoring the effectiveness of the equal 
opportunities and diversity policies, and respond to all issues raised.

·  Ensure out-performance across the Group of the Expert Training Systems 
(‘ETS’) benchmark on employee engagement.

·  Contribute actively to local communities by enabling 50% of the 
Group’s staff to volunteer time and expertise through the Land Securities 
Foundation.

·  Assist the British Volleyball Federation to meet its international competitive 
targets ahead of the 2012 Olympics and focus on community engagement 
through raising the profi le of volleyball.

·  Enable 10% of Group staff to participate in charitable giving through 
the payroll.

·  Ensure that employees carrying out similar roles across the Group are 
remunerated according to their individual contributions regardless of 
age, gender, race or personal circumstances.

·  Consult with 33% of schools in the current LST portfolio, and identify 
Group expertise to develop the appropriate ‘support programmes’ 
(work experience, training modules, mentoring etc).

·   Implement, based on the London Benchmarking Group Model, a system 
of recording and sharing the range of community-based activities 
undertaken across the Group.

·  Commit £150,000 through the London Capital Commitment 
programme, ensuring payments are made to fi ve organisations 
which are new to the programme.

·  Provide a suite of ‘support programmes’ (work experience, training modules, 
mentoring etc) available to all schools in the Group’s portfolio and its 
community focus areas.

·  Achieve recognition of Land Securities by Local Government and City 
Councils for having a measurable positive impact on the health and 
vitality of the communities in which it operates.

·  Develop the London Capital Commitment funding programme through an 
extension of its priority areas into two additional central London Boroughs.
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Land Securities has established a series of stretching CR objectives for 2010 
and progress against these objectives will be assessed by a series of annual 
milestones. We have set 25 targets for achievement in 2007/08.

2010 objectives and 2007/08 targets
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2007/08 TARGETS 2010 OBJECTIVES

·  Reduce CO2 emissions by 5% against the baseline (average for the three 
years 2004-07) in managed offi ces and retail premises.

·  Reuse or recycle 80% (measured by weight) of non-hazardous demolition 
and construction waste on all projects undertaken during the year.

·  Implement a trial strategy on the DWP contract aimed at procuring 
90% of timber used on the DWP estate from FSC-certifi ed sources.

·  Design all new developments to be 20% below the prevailing Building 
Regulation requirements for CO2 emissions.

·  Reduce CO2 emissions by 10% against the baseline (average for the three 
years 2004-7) in managed offi ces and retail premises.

·  Reuse or recycle 90% (measured by weight) of non-hazardous demolition 
and construction waste on all projects undertaken.

·  Procure 100% of all timber used in Group projects from FSC-certifi ed sources.

·  All new developments to be 20% below prevailing Building Regulation 
requirements for CO2 emissions.

·  Implement all the recommendations included in the Makinson Cowell 
Investor Relations Survey, and identify one alternative method of 
benchmarking the quality of the Group’s investor relations. 

·  Identify a suitable Socially Responsible Investor (‘SRI’), and hold a 
‘pilot’ visit/presentation on one aspect of the Group’s CR programme. 

·  Increase from 7% to 10% the number of investors subscribing to 
e-communications.

·  Be regarded in surveys of investors as the most transparent and responsive 
company in the property sector.

·  Operate for each Socially Responsible Investor (‘SRI’) a tailored 
visit/presentation on any aspect of the Group’s CR programme.

·   Increase to 20% the number of investors subscribing to e-communications.

·  Certify one additional Group workstream or business activity to 
the international standard OHSAS 18001 for health and safety 
management systems. 

·  Ensure that 70% of Group contractors achieve the Construction 
Skills Certifi cation Scheme (‘CSCS’) accreditation, providing advice 
where requested. 

·  Develop and launch a ‘Wellbeing’ Policy covering the entire Group, and 
deliver training on its implementation to 25% of management staff.

·  Design the content for a web-based learning programme for community- 
based safety awareness training, and identify potential participating 
junior schools in the communities in which the Group operates.

·   Ensure all relevant workstreams across the Group are certifi ed to international 
standard OHSAS 18001 for health and safety management systems.

·  Ensure all construction-related Contractors across the Group are accredited 
to the Construction Skills Certifi cation Scheme (‘CSCS’).

·  Create an environment in which 75% of employees believe that their health 
and wellbeing is supported.

·  Offer a programme of community-based safety awareness training 
for junior schools in the communities in which the Group operates.

·  Identify agencies to facilitate the recruitment of disabled and 
disadvantaged people, and recruit in this way 5% of all new Cleaning 
staff in the LST supply chain.

·  Document current staff volunteering initiatives in the top 10 Group 
Service Partners (selected by total contract value), and map against 
LS Foundation activities.

·  Identify the criteria defi ning ‘Category One’ suppliers, and determine 
the companies in this Category.

·  Encourage Cleaning & Catering Service Partners to achieve 20% of all 
new recruitment on their Land Securities contracts through Government 
initiatives to place disabled/disadvantaged people in employment.

·  Implement a Service Partners volunteering programme in support of the 
Land Securities Foundation.

·   Ensure that all ‘Category One’ suppliers meet in full the CR criteria 
documented in the Group’s supplier evaluation questionnaire.
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RESPO
Wooden louvres and other design features are used to defl ect sunlight, thereby 

reducing the need to cool our buildings through energy-intensive cooling systems.
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April
Regeneration continues
Martineau Galleries is 
to be the next phase 
of regeneration in 
Birmingham. This 5.5 
hectare site will incorporate 
offi ces, residential, leisure 
and retail space, and be 
landscaped to include airy, 
open streets and squares 
and create new public 
spaces for the community. 
Outline planning received. 

May
Re-launch of 
The Foundation
‘The Foundation’ 
encourages all our 
employees to volunteer 
in the community, offering 
two days paid leave per 
person to support a local 
charity, perhaps learning 
a new skill. This year 84 
individuals and teams have 
donated their time and 
energy to help projects 
like London City Action 
and Leeds Ahead.

June
Discussing the 
Environment 
50 people attended our 
3rd annual Environment 
Conference at Cardinal 
Place, Victoria held on World 
Environment Day. Speakers 
from The Carbon Trust and 
GreenWorks joined our 
in-house experts to talk 
about climate change and 
energy management of our 
property portfolio.
 

A year of activity

81
Employees joined our Give as 
you Earn payroll giving scheme

100
Miles of emissions saved per 
month using the electric car

We have been extremely busy with our corporate 
responsibility activities. Here is a snapshot of the year. 
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July
Creating new communities
Our plans at Ebbsfl eet Valley 
include a new 20 acre park, 
up to 1,300 new homes 
including 260 affordable 
properties, restaurants, 
hotels, shops, bars, cafés 
and community venues, 
in addition to offi ces, a 
new school, parks and 
allotments.

Our local consultation 
showed that the majority 
of stakeholders thought 
this development would 
have a positive impact 
through new facilities and 
employment opportunities. 

180
New joiners 
attended our 
induction day

August
EMS – ISO14001 
accreditation
In August our Group 
Environmental Management 
System (EMS) achieved 
ISO14001 accreditation. 
Our EMS is designed to 
provide an effective and 
effi cient way of responding 
to environmental 
priorities, and improve our 
environmental credentials 
and those of our tenants 
or clients.
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September
Public art – ‘Poured Lines’
A new painting by 
Ian Davenport was 
commissioned by Land 
Securities and Southwark 
Council as part of the 
Southwark Street Gateway 
Improvement Project. It is 
one of the largest public 
artworks in London.

October 
SRI tour New Street Square
We are very proud of our 
achievements in sustainable 
development and that is 
why we chose New Street 
Square as the venue for 
our Socially Responsible 
Investors seminar, giving us 
the opportunity to explain 
our approach to corporate 
responsibility. 

October
Arts & Kids ‘StoryQuest’ 
StoryQuest introduced 
15,000 children to the 
magic of story telling. 
Professional artists worked 
with some 2,000 children, 
preparing visual displays 
of their story telling 
adventures to exhibit 
in our 16 participating 
shopping centres. 

11,145
Almost 12,000 tonnes of CO2 
saved over the last fi ve years

235
‘ Values into Action’ 
nominations

113
‘ Ideas into Action’ 
submitted 
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November 
Customer satisfaction
Our annual Customer 
Satisfaction Census with 
the DWP gave us an overall 
satisfaction level of 91%, 
improving satisfaction 
in specifi c service areas 
such as building condition, 
security and catering. 
We also ask our retail 
and London occupiers for 
feedback on the service 
we offer, developing 
action plans to deliver 
improvements. 

December 
Communicating 
with suppliers
We work with over 5,000 
suppliers to deliver our 
business activities. We 
want to develop mutually 
benefi cial partnerships with 
companies who have values 
and standards that match 
ours. To make it easier for 
suppliers to understand our 
procurement processes, we 
produced a document which 
covers everything from 
our commitment to core 
values to health and safety 
accreditation. 

5,000
Supplier relationships

91%
Customer satisfaction
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January 
Education environments
We are becoming 
involved in more socially 
responsible projects where 
we can use our skills 
and fi nancial strength to 
benefi t the community. 
One area is education, 
where we can help to 
create an environment 
which refl ects a school’s 
academic achievements 
and aspirations. Through 
Land Securities Trillium we 
are providing the funding 
for the purchase of land 
and construction of the 
new Leicester Grammar 
School, incorporating fi rst 
class academic and sporting 
facilities at one site. 

February
Health and Safety
We ran an online training 
module to increase 
access to health and 
safety information across 
the Group, promoting a 
compulsory workstation 
assessment. Completed via 
the intranet, this included 
step-by-step instructions 
and advice on training 
requirements. We are 
now using the system to 
promote other areas of 
health and safety training 
and assessments.

March
Orientation exhibition
Some 180 joiners 
have attended our new 
interactive one-day 
induction exhibition to learn 
more about the company. 
It ensures our employees 
gain a better understanding 
of the business, and can take 
part in various workshops 
promoting our core values, 
corporate responsibility 
and health and safety.

759
Employees received health 
and safety training
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2010
CR objectives agreed

25
Targets set for 2007/08

The Future
Setting annual targets is critical in addressing the need for 
continuous improvement in corporate responsibility. However 
it is also important to look further into the future and determine 
the issues that will impact upon the business in, say, fi ve years time.

Land Securities has therefore established a series of stretching CR 
objectives for 2010 (page 34) which address issues including climate 
change, supply chain management, health and safety accreditation 
and employee diversity. Progress against these objectives will be 
assessed by a series of annual milestones.

Reducing CO2 emissionsPartnering British Volleyball

Creating green roofs 
on our buildings
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Scope and methodology
This statement provides Land Securities and 
its stakeholders with a third-party assessment 
of the company’s progress against CR targets for 
2006/07. It is not intended as a wider assurance 
or independent verifi cation of Land Securities’ 
management approach to CR, nor is it an 
assurance of the contents of this report.

An Upstream team evaluated achievement against 
the CR targets based upon:
•  documented evidence from the period 1 April 

2006 to 31 March 2007 for achievement of 34 
targets. This evidence included memorandums, 
emails and other internal communications, 
external communications and management 
reports – all demonstrating the extent to which 
actions undertaken by the company helped 
to achieve CR targets during the period under 
assessment.

•  conversations with key members of staff and 
CR committee members responsible for delivering 
the targets. Upstream used these conversations 
to interrogate the evidence provided and raise 
queries where appropriate.

Upstream awarded progress for targets according 
to the type of target under assessment. 
Performance targets were awarded a percentage 
for completion which corresponded directly to 
performance achieved. Management targets were 
awarded a percentage for completion in view of 
the evidence of achievement received and with 
attention to the scope of the target.

Summary of fi ndings and opinion
Upstream’s headline conclusions:
•  the following CR streams achieved 100% 

progress for all targets: procurement, employees, 
investors, environment.

•  of the 15 management targets set, all but one 
was fully achieved at 100%.

•  of the 18 targets with either a quantifi able or a 
performance-related element, 83% were either 
fully met or exceeded, and therefore achieved 
100% completion. Three of these targets were 
completed at less than 100% (one health and 
safety target and two customer targets).

Overall, Land Securities’ progress against CR 
targets for 2006/07 is very encouraging and 
demonstrates the extent to which CR is becoming 
an integral part of the way the company does 
business. This can in part be attributed to the 
effi cient functioning of the CR Committee 
which ensures both accountability and strategic 
prioritisation of CR issues and impacts. 

Upstream also commends Land Securities for 
its commitment to set objectives outlined 
in this report [page 34]. Alongside these plaudits, 
Upstream would recommend a continued focus 
on annualised performance targets, especially 
around key environmental impact areas such 
as energy and waste.

Julie Hirigoyen
Joint Managing Director, Upstream

“ Overall, Land Securities’ progress against CR targets for 2006/07 
is very encouraging and demonstrates the extent to which CR is 
becoming an integral part of the way the company does business.”

Advisor’s statement

Overall, 85% of CR 
targets for 2006/07 
were achieved at 100%.

A full copy of Upstream’s 
assessment of progress against 
targets is provided on the website.

Respond · 44
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