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Places People Prefer

Our purpose is to create and manage
outstanding places which deliver positive
outcomes for all our stakeholders on a long
term, sustainable basis.

We do this by understanding the evolving
needs of the people and the organisations
who use our places and the communities
who live around them.

This year has demonstrated the importance
of our purpose like never before. The deep
connections we have created between our
customers, comimunities, partners and
people have endured, helping us navigate

a unique year.

Visit brtishland.com for more information

100 Liverpool Street
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2021 KEY FIGURES

Underlying EPS

18.8p

2020: 32.7p

Dividend per share

15.04p

2020:15.97p

Total accounting return

(15.1)%

2020. (11.0)%

tFRS EPS

(111.2)p

2020:{110.0lp

EPRA NTA per share

648p

2020: 773p

GRESB rating

ats
-y

Underlying Profit

¥201m

2020; £306m

IFRS net assets

$35,983m

2020: £7,147m

Average embodied carbon in developments

640kg CO,e per sqm

IFRS loss after tax

£(1,083)m

2020: £01,114)m

Senior unsecured credit rating

A

2020: A

Beneficiaries frem our
community pregrammes

23,024

100 Liverpecal Street
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INVESTMENT CASE

1.

The scale and quality
of our portfolio

Our Campuses provide modern._ sustainable
space in great buildings with an engaging
public realm. Retail & Fulfilment focuses

on our retail parks and urban logistics which
are aligned to the growth of convenience
and online shopping.

Raad about our places on pages 4-9

Assets under management

12 . 7on

Total floor space

215m sq ft

Our operational
expertise

Dur expertise across investment,
develapment, asset management, financing
and sustainability enabled us ta navigate a
chatlenging year and pursue growth and
value opportunities.

. Read about cur pecple on pages 24-27 and 36.-39

Net zero carbon by

2030

Expertise in our team

613 people

Aligned to growth and
value opportunities

Our strategy is aligned to growth areas and
value aopportunities. We are leveraging our
campetitive strengths to invest behing

twa strategic themes, our Campuses

and Retail & Fulfilment.

Read more about our slrategy on pages 14:27

Retail & Fulfitment portfolio

S3%

retail parks

Londen campuses

100+

acres

Attractive
development pipeline
and financial strength

Our developmenit pipeline includes
opportunities on our partfolio which we
supplement through acquisition. We have a
strong balance sheet and wark with partners
to mitigate risk and accelerate relurns.

Read abaut sur pipeline of developmaenis on pages 20-21

Development pipeline

9.3m sq ft

Loan to value

32.0%

British Land Annual Report and Accounts 2021



OUR PORTFOLIO

Campuses

Regent’s Place

13 acre office-led campus in
London's Knowledge Quarter -~ oo

Paddington Central

11 acre office-led campus
close to Paddington Station

4 British Land Annual Report and Accounts 2021

Qur three London campuses are located in some
of London’s most exciting neighbourhoods. They
are well-connected, high quality environments
fostering innovation, collaboration and creativity.
We are delivering a fourth at Canada Water.

Canada Water

Masterplan

63 acre redevelopment
scheme in zone 2



Retail & Our retail portfolio is focused on out of
) town retail parks aligned to the growth of

Fulfllment convenience, online retail and last mile
delivery which we are complementing
with an emerging business in urban
logisties. OQur shopping centres include
well located open air and traditional
covered centres.

Portfolio highlights

£12.7bn

managed assets

£9.1bn

Il Broadgate owned assets
32 acre office-led campus 2 1 5
adjacent to Liverpool Street . m
Station

sq ft of floor space

£425m

annualised rent

5.3 yrs

average (ease length

Retail & Fulfilment

A modern, well located
UK network

British Land Annyal Reperl and Accounts 2021



CHAIRMAN'S STATEMENT

A clear focus for
the year ahead

“In this extraordinary year, | have
been immensely proud of the way
our people have pulled together.”

Tim Score
Chairman

ovid-19 has created challenges for our business
- like almost every other - that none of us coutd
have foreszen. In this extracrdinary year, | have
been immensely proud of the way our pecple have
pulled together to suppert our customers, our
communities and each other. They enabled us to navigate
this crisis successfully and will be a key asset going forward.

The pandemic has acted as a catalyst lor existing trends

like the growth of online shopping and more flexible working,
s0 this year we have set out a new strategy, adopting a more
active approach to value creation, investing behind two strategic
themes, our Campuses and Retail & Futfilment. in doing so, we
benefit from a scund finanoal pesition and a strong teadership
team with a clear vision for the future.

Resilient performance

This was a highly challenging year in many respects but also
one of great progress. Earnings and net asset value per share
were lower, and at the height of the uncertainty we paused
dividend payrments, which were resumed a few months later.
We sold £1.2bn of assets and are actively reinvesting the
preceeds in aur partfolio through development. We achieved
planning consent for our Canada Water Masterplan and made

[ British Land Annual Report and Accounts 2021

aur first logistics acquisition, which alsec offers attractive
development potential. Dur {easing activity in retail was ahead
of last year and while activity in offices was subdued, we were
pleased to pre-iet space at our 1 Broadgate development to
JLL. As we emerge from lockdown. we are encouraged by the
conversalions we are having across our pipeline. [Read more
on pages 56-74)

Supporting our stakeholders

Our financial year saw three naticral lockdowns when only
essential stores could operate and people were required to
stay at home, These restrictions placed enormaus pressure
on many of our retail and leisure customers who were simply
unable to operate and therefore ta manage their rental
obligations. Yo help them through this crisis, we wawved rents
for many of our smatler, independent customars for a period
of time and engaged on 8 case by case basis to help larger
operators with strong businesses to agree payment plans.
We have also supported our customers with re-opening by
making our places Covid-safe and helping thern to manage
social distancing.

The important role that British Land can play in local
cammunities was brought sharply into facus by the pandermic.



Itis a testament to the excellent work we have done over many
years to develop strong relationships with local partners that
we were able to act quickly and effectively te deliver support
where it was most needed. From providing immediate relief
through foodbanks and education materials. to long term
ernployrnent and training support, we have been active

across aur places and we stand ready to do more because we
recognise that, far many, the impact on health, education and
livelihoods will play out over time. [Read more on pages 32-35].

Throughout, our priority has been the wellbeing of our pacple.
We have worked hard o foster employee engagement through
online resources to create a culture of support and understanding
where everyone has access lo the assistance they need, Cur
employee-led staif netwaorks were a valuable source of advice,
practical support and entertainment and played an important
rale in preserving the culture of our business while we worked
fram home. Nevertheless, the Board recagnises just how tough
detivering on the day jab has heen this year and we are hugely
grateful to everyone for their hard work and commitment
throughout this time. [Read more on pages 346-39)

Afocus on E5G

In May 2020 we launched gur 2030 Sustainability Strategy,
selting out ambitious targets to be net zero carbon by 2030
and to support local communities on the key 1ssues they face.
In this first year, we have achieved some important milestenes
including our first net zerc carbon develepment at 100 Liverpool
Street, publishing our Pathway to Net Zero Carbon and
launching our Transition Vehicle, to finance energy efficient
improvernents across the portfolio. The Science Based Targets
initiative also validated our Scope 1, Z andg 3 targets as being
aligned to 3 1.5°C global warming trajectory. To achieve these,
we will need to work in partnership with our customers,
partners and suppliers and, more generaily, this is one

area where co-operation across the sector is essential to
delivering meaningful change. {Read mare on pages 40-53)

The Board is committed to improving our focus on Diversity &
Inctusion and | am pleased that this year we ranked tourth in the
Hampton-Alexander Review of FTSE 100 companies for warmnen
in leadership pesitions. We have met the recommendations of
the Parker Review, with at least one of our Board Directors
from a minerity ethnic background, and this year disclosed

our ethnicity pay gap for the first time. We have signalled our
commitment te disability inclusion by joining The Valuable 500
and [ am proud of the work we have done across our portiolic

to make our spaces more accessible for everyone.

Strong financial positian

Throughout this time, we have benefitted from the steps

we have taken aover several years to strengthen our financial
position. We ended the year with & loan ta value of 32.0%,
access to £1.8bn of undrawn facilities and cash and significant
headroom against Group debt covenants. Our quarterly rent
collection performance and productivity of our assels when
restrictions were relaxed gave us the confidence to resume
the dividend, which is now set at 80% of underlying EPS. This
approach ensures that dividends reflect trading conditions as
they change over time and maximises future strategic and
financial flexibility.

A new leadership team

Chris Grigg stood down from the Board in December and, on
its behalf, | would like to thank him for steering the Company
so successiully over 11 years and for creating many of

the opportunitias we have in our business today. Rebecca
Worthington and Wiltiam Jackson zlso stood down from the
Board during the year and we would like to thank them for
their valuable contributions.

The Board was delighted to appoint Sirnen Carter, our previous
Chief Financial Officer, as Chiet txeculive. We ran a rigorous
search process. including both internal and external candidates,
and Simon was the standoul candidate given the breadth of

his experience in reat estale, his proven ability to create value
demonstrated in each of his previgus roles and his clear vision
for our business. We were also delighted to appoint Bhavesh
mhistry as Chief Financial Officer. Bhavesh has a wealth of
finance experience, most recently at Tesco, where he was
deputy Chief Financial Officer, as well as Whitbread and Virgin
Media. He joins us later in the summer; until then David Walker
will act as Chief Financial Officer as he has done since November.
We were also pleased to welcome trvinder Goodhew and
Loraine Woodhouse who joined the Board in the year.

Looking forward

Looking forward our facus will be on aligning our business to
growth and value oppartunities which leverage our competitive
strengths. This includes areas where we are market leaders,
such as retail parks, as well as those which are new te British
Land, such as urban logistics, where we are pursuing a
development led strategy, and life sciences, a key growth area
in our markeis. We were pleased to acquire our first logistics
asset this year and will look to make similar acquisitions in the
year ahead while maintaining our usual discipline. At Regent's
Place, aur proximity to the Knowledge Quarter with its high
concentration of academic and scientific institutions cifers a
clear opportunity to reposition this campus in a new direction.
At Canada Water, which will become our fourth campus, we
have the flexibility for a much broader range of uses.

In this report, we set out a clear vision for our business,
focused on Campuses and Retail & Fulfilment and our pathway
for achieving that. We have deliberately built up our financial
strength and Elexibility over several years sa we are well
placed to deliver on this strategy and have already made

good progress. Qur management team is strang, enthusiastic
and committed to delivering for all our stakeholders. We have
excellent people across cur business, who have got us through
this crisis and will stand us in good stead for the future. Again,
I would like to thank the whole British Land team for their
contribution this year.

‘w@&’j"

Tim Score
Non-Executive Chairman

Read our Chairman’s introduction to corporate governance on page 94
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CHIEF EXECUTIVE'S REVIEW

Positioning British Land for growth

“Qur new strategy
exploits our competitive
strengths in development,
active management and
repositioning assets and
sees us invest behind two
key themes, Campuses
and Retail & Fulfilment.”

Simon Carter
Chief Executive

8 British Land Annual Report and Accounts 2021



Introduction

This has been an extraordinary year so | am enormously
proud of the resilient performance the team delivered, and
the strong progress we have made across the priority areas

i set out in Navernber. Building on this, we are setting oul our
new strategy, explaiting our strengths in development, active
management and repositioning assets and investing behind
itwo strategic themes, Campuses and Retail & Fulfilment. Qur
performance this year clearly reflects the impact of Covid-19
but we have further strengthened our finances through timely
assel sales and are well positioned for the opportunities that
Lie ahead.

Covid Impact & Response

The pandemic has spanned our entire financial year.
Throughout that time, we have worked closely with our
custorners to adjust through three national lockdowns

and subseguent re-openings. In Offices, we have effectively
caotlecied all cur rents. In Retail, we have made good progress
on rent collection as a result of continugus engagement with
our customers across the year. For those customers most
affected. primarily smaller independent businesses, we have
agreed pragmatic and equitable solutions for the periads of
closure which include maonthly payments and concessions.
We have also engaged on a case by case basis with larger
customers facing cash flow difficulties, often combining our
discussions on the payment of legacy rents with thase on lease
exlensions and new space. As a resuit, retail rent collection
was 71% for the year. Due to ongoing unceriainty, we have
made further provisions totalling £59m against outstanding
rents and service charge, which has contributed to the
reduction in underlying profit of 34.3%. The value of

the portfolic was down 10.8% contributing to a fall in

EPRA NTA of 156.3% to 648p.

This year our Place Based community activities have

focused on helping those mast impacted by Cevid-1%. That has
included funding expert strategic advice from The Business
School helping 25 of our community partners to navigate the
crisis, providing educational materials for morse than 3,6C0
disadvantaged families and supporting local foodbanks. We
supported a retail recovery plan in Edinburgh and in Landan
our initiatives included four virtual work experience projecis
for 200 young pecple. Overall, this year we have supported 364
geogple into employment which is a significant achievement in
the context of the pandemic and reflects how quickly we were
able to mobilise support (o where 1t was most needed.

New business model & strategy

QOur sirategy 1s to more actively focus aur capital on our
competitive strengths in development, active management
and repositioning assets. We are investing behind two
strategic themes:

- Campuses - Oynamic neighbourhoods focused on growth
customers and seclers; and

- Retail & Fulfilment - Retail Parks and urban logistics
aligned to the growth of convenience, anline and last
mile fulhlment

Startingin FY22, reflecting this approach, we will update
our reporting segments to be Carnpuses [which will include
Canada Water| and Retail & Fulfitment {which will include
urban logistics).

Campuses

Al Broadgate, Regent’s Place and Paddington Central, we
provide modern, high quality and sustainable space in some
of the most exciting parts of Lendon. The buildings and the
spaces between them support wellbeing and are aligned to
the changing ways people work. They have excellent transport
connections, an engaging public realm and offer an authentic
sense of community. We are delivering an exciting, 33 acre,
fourth campus at Canada Water,

Our campus proposition is a key differentiator and an important
advantage post Covid as occupiers focus on the best space for
their businesses where supply is most constrained. That means
space which supports recruitment, training, collaboration,
culture and wellbeing. Qur development pipeline includes
opportunities on all our campuses, enabling us to increase
investment in these unigque assets, deliver attractive returns
and refresh our offer with high guality, modern and sustainable
space so we are well placed as demand polarises. All our
developments will be net zero carbon and with sustainability
now seen as a differentiator between the best space and the
rest, our ability {o deliver buildings which help occugiers
reduce their own carbon footprint, is a key advantage.

The proximity of our campuses te hubs of growth and innovaben
is 3 further advantage which we witl more actively pursue.
Already, we have successfully repositioned Broadgate to appeal
to a wider range of growing businesses, including creative and
technology companies, benefitting from its proximity to areas
like Shoreditch as well as its links to the City. Building on this,
we are evaluating other opportunities te align our campuses to
innovation sectars and see & similar opportunity in life sciences
at Regent’s Place, given its proximity to the academic and
scientific institutions in the Knowledge Quarter. Qur abitity to
deliver bespoke space for our customers and our track record
af providing environments in which fast growing businesses
can expand. for example through Storey, position us well in

this market.

At Canada Water, our permissicn is deliberatety flexible,

We can deliver between 2,000 and ¢.4,000 residential units

and from 500,000 sq ft to 2.5m sq ft of workspace enabling us
ta evolve our offer in line with demand. Already we have signed
an engineering, higher education provider and are exploring
other opportunities in this sector,

Retail & Fulfilment

In Retail, we are expanding our approach to include fulfilment,
building on our market leading position in high quality. out

of town retail parks which already play a key role in retailers’
fulfilment models, and complementing this with development
led investment in urban Logistics, primarily in Lendon, Retail
parks account for 93% of our retail portfolio. These are
increasingly preferred by retailers, because they are affordable
and support an online offer by facititating click & collect,
returns and ship from store. They are also preferred by
business which are more online resilient, including discount
food and homeware retailers. We see a clear value oppartumty
in this space to leverage our asset management expertise to
deliver attractive returns as rents and values stabilise. This
raticnale undarpins onr acguisition of the A1 Retail Park in
Biggleswade and commitment to acquire the remaining 22%
interest in HUT, which comprises ten prime retail parks,
together totalling E197m.

British Land Annual Report and Accuuﬁts 2021 9



CHIEF EXECUTIVE'S REVIEW continued

We are campiemnenting cur retail parks with development

led investment into urban logistics warehouses, primarily in
London These are in town or edge of town warehouses with
good infrastructure connections and sccass to residential areas
to support effective last mile delivery. This particutar part of

the market, where custormer requiremeants are evolving rapidly
and demand is strong but supply of the night kind of space is
h-ghly constrained, will require innovative salutions, such as
multistorey and underground warehouses as well as potentially

The Priorities for our business

incorporating into mixed use schemes. This plays very well to
our skill set in site assembly, ptanning and delivering complex
development in Central Landon.

This is the rationale for our acquisitien of a 216,000 sq ft
logistics warehouse in Enfield. it is an 11-acre site within the
M239, with low coverage for an urban scheme of 40% providing
the opportunity to build up as well as out. We beénefit from

a supportive planning environment in Enfield and in the
meantime the schemae is fulty let and highly reversionary.

To deliver our strategy. we identified four key priorities for our business in November. We have already made strong progress
against these and have a clear plan in each area for the coming year.

Priority Progress since November

- Pre-lel 134,000 sq ft at 1 Broadgate to JLL

Realising the potential -

of our Campuses education provider

Completed the drawdown of the headlease al Canada Water and signed TED!-Landon, a higher

- Launched Storey at 100 Liverpocl Street, 37% let or under offer

- Delivered 100 Liverpool Street, our first net zero develcpment

Progressing value -
accretive development -
the coming menths

Commutrnents to develop 1 Breadgate and Norton Folgate, together covering 882,000 sq ft
Commenced enabling works at the first phase of Canada Water with main build contracis to be placedin

- Acquisition of A1 Retail Park, Biggleswade for ££9m, NIY 8.5%; opportunity to drive vaiue through

Targeting the
opportunities in Retail -
& Fulfilment

assel management

Commitment te acquire the remaining 22% interest in HUT based on a GAV of £148m, taking aur
ownership to 100%, NIY over 8% [post year endg}

- Acquisition of 214,000 sq ft urban logistics warehouse in Enfreld with development potential for E87m

[post year end|

— £1.20n of asset sales since April 2020, overall 4 2% ahead of book value

Active capital recycling -

882,000 sq ft of development commitments

- E284m of Retail & Fulfilment acquisitions

- £1.4bn of financing activity in the year

Realising the potential of our Campuses

We will realise the potential of cur Campuses through
development, active asset management and by aligning them
to nnavation and growth sectors. At Regent's Place, we are
actively targeting life sciences occupiers and al Broadgate,
we will contimue to focus on creative and technology

sectors including FinTech as well as traditional finance.

The improvements we have made at Broadgate to the leisure
and retail element, inctuding the UK's first Eataly are part of
that approach. We are enhancing our space through new
developments including 1 Broadgate and the delivery of
Exchange Park, a 1.5 acre park in the middle of Broadgate
and we have further oppartunities at each of our campuses.
At Canada Water, we are exploring 2 range of uses leveraging
the flexible nature of our planning consent.

Progressing value accretive development

We commitied to 882,000 sq ft of development in the year.
Development is an impartant driver of value for British Land.
generating £2bn of profitin offices in the last ten years. In
addition, our campus developments have a positive irnpact
an our places beyond the individuat development, supporting
rental growth across the campuses.

We have created further opportunities for development across
our campuses and achieved planning consent for twa new
buildings in the year, 2-3 Finsbury Avenue (704,000 sq 1t) at
Broadgate and 5 Kingdom Street {438,000 sq ft] at Paddington
Central. Having completed the drawdown of our 500-year
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headlease at Canada Water, we are delighted that we are now
able to progress development of our fourth London campus.
All of these developments will be net zero carbon and we are
focused on delivering the most energy eificient space we can,
supporting our ability to let space quicker and at higher rents.

Targeting the epportunities in Retail & Fulfiiment

While the broader retail market remains challenging, we have
adapted our priority to reflect the compelling opportunities we
are now seeing in parts of the retail market, notably retail
parks. Rather than "addressing the challenges in retail” as
we set out in Novernber, our focus now is on “targeting the
opportunities in Retail & Futhlment.”

We have made £197m of retail park acguisitions {including
our commitment to acquire the outstanding interest in HUT]
and will (ook to make further value-led acguisitions in this
space but will remain disciplined on returns, Sirmilarly, we
will look to acquire assets, primarily in London with urban
logistics development potential and in addition have identified
opportunities on aur own portiolio, including Meadowhall and
Teesside as well as on our campuses, which we will progress
this year.

Shopping centres account for 34% of our retail portfolio, with open
air covered schemes, including Bath and Ealing comprising 12%
and traditional covered centres 22% We are actively managing
this space to drive accupancy and deliver more sustainable cash
flows and once stabilised, will decide whether to continue to hold
or exit these centres based on expected returns.



Active capital recycling

We will more actively crystallise value from mature and off strategy
assels {0 invest into Campuses and Retail & Fulfilment, focusing
on areas where we have a distinct cornpetitive advantage, Uke
development or asset management. We have sold £1.2bn of
assels since April 2020, 6.2% shead of book value. This included
the sale of a 75% interest in three West End buddings to Allianz
Real Estate for £401m representing a blended NIY af 4.3% and
the offices element of Clarges, Mayfair for £177m. We expect

to make further dispasals this year.

We maintain good long term relationships with debt providers
across the markets and have completed £1.6bn of financing
in the year, This included extensiens of RCFs of £1.1bn and
arrangement of new loans in tatal of £440m involving 14
different lenders.

Full Year 2021 Operational performance

Offices leasing activily was understandably subdued with

total lettings and renewals of 395,000 sq ft for the year,
including 168,000 sq ft of deals over ene year. In addition, we let
161,000 sq ft of space post period end, including 134,000 sq ft
pre-let to JLL at 1 Broadgale, bringing total leasing since

T April 2020 to 554,000 sq ft. Office vatues were down 3.8%, but
the movement was heavily weighted towards the first half and
with a small uplift in developments. Occupancy remains high
at 74%. With the roadmap out of lockdown, we are seeing more
businesses from a range of sectors looking beyond Covid-19

to secure space which enables them to perform at their best.
The pre-let of 1 Broadgate to JLL is an excellent example of
{hat and we are under offer and in negotiations on a further
474,000 sq ft of space.

in Retail, we maintained our focus on maximising occupancy,
driving rent collection and delivering more sustzinabte cash
flows. We proactively engaged with aur customers across

the porifolio, generating strong leasing volumes covering

1.7en sq it, our highest ever, although pricing was lower at 19%
vs previous passing rent. Encouragingly, our pipeline covers
583,000 sq ft of deals under offer, Valuations were down 24.7%
but for Relail Parks. which account for more than half of the
Retall partfatio, the pace of decline slowed n ihe secend half,
reflecting an increasing amount of capitat targeting this sector.

Our people

This has been an exceptionally chatlenging year for cur people.
They have supported our customers consistently, often with
additional caring responsibilities and without the ability to
resolve issues through a face to face conversation. They have
done a tremendous job with many remaining cnsite to keep our
assets open throughout the pandemic; | am hugely grateful for
their commitment and delighted to see so many are returning
1o our oifice. The culture we have developed at British Land,
and the depth and breadth of our people’s expertise, is a key
differentiator for us and positions us to deliver on the strategy
we have cet out.

I am pleased that Bhavesh Mistry jains us as Chief Financial
Qfficer in july 2021 and to have welcomed Irvinder Goodhew
and Loraine Woodhouse whe joined the Board as non executive
directors in the year. Rebecca Worthinglan and William Jackson
stood down from the Board during the year and we would like
to thank them for their valuable conlributions. As announced

on 25 May 2021, Mark Aedy will be joining the Board as a non
executive director from 1 September 2021.

As a Board, we are committed to ¢creating a diverse ang
inclusive workplace and were pleased that this year we

ranked faurth in the Hampton-Alexander Review of FTSE 100
companies for women in leadership positions. We have met the
recommendations of the Parker Review on ethnic diversity and
disclose our ethnicity pay gap for the first time in this annual
report, alongside cur gender pay gap which we have disclosed
since 2077,

QOutlook & dividend

In Octeber, we announced a new dividend policy, setting

the dividend at 80% of Underlying EPS. This policy ensures
dividends refiect the impact of development completions,
acquisitions, disposals and trading conditions as they change
aver time and maximises future strategic and financial
fiexibility. We are pleased to announce a full year dividend of
15.04p with the payment of our final dividend in August 2021.

With a roadmap out of lockdown, confidence has strengthened
and UK economic forecasts for calendar 2021 are being revised
upwards. In offices. we expect demand for modern, high qualily
and sustainable space which helps businesses to perform at
their best, to be firm but across the markel, our central case

is for rents to fall by up to 5% before recovering. With supply

of thé best space tight, we would expect our Campuses ta
outperform and are encouraged by the conversations we are
having on our space, particularly on our development pipeline,
as well as the pick up in aclivity we are seeing at Storey.

We anticipate downward pressure on prime oftice yields as
conhidence improves and investors target the yield differential
with other Euvropean cities. Retail occupational markets remain
tough and we expect rents to decline further, However, we are
seeing signs of stabilisation on retail parks and our central
case is an additional rental decline of around 5%, with the
potential for seme yreld compression given the increased
capital targeting this space. Shapping centres, which have
been mare impacted by Cowd-19, are Likely to take a little longer
to stabilise. We are encouraged by the strong rebound we are
seeing on footiall and sales particularly on our retail parks,
which are now in line with pre pandemic leveis. Urban logistics in
London should continue to see strong rental growth of 4-5% per
annum benefitting from compelling underlying fundamentals.

Although it is early days, economic indicators are positive,
and we are hopefut that we are starting to emerge from the
pandemic. As we de s0. British Land is well placed to benefit
given cur clear strategy, the diversity and expertise of our
people across the business and aur opportunities to drive
growth and value. However, we are very mindful that the
trajectory for this pandemic is highly uncertain with risk
from future variants, so we take comfort from the strength
of the balance sheet and our resilient performance aver

the last 12 months.

.

e

Simon Carter
Chief Executive
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HOW WE DELIVER VALUE

PlaceS Qur purpose is to create and manage
outstanding places which deliver positive
PeOple outcomes for all our stakeholders on
a long term, sustainable basis.
Prefer

Competitive strengths + Our portfolio —>

quality portfolio
focused on London

Best in class and the South East

platform

~—_ 7 ~_

Innovation

Partner

Unique mixed

of choice use campuses

(O London campuses 70%
O Retait & Fulfilment 25%

Attractive
development
pipeline

Long term

commitment O Other 5%
to ESG

Key inputs

Financial strength Strong relationships

- Strong balance sheet - Customers

- Flexible finances - Communities

- Successful partnerships - Partners and suppliers

Qur people Our values

- Broad skill set - Bring your whole self

- Diverse and inclusive - Listen and understand
environment - Be smarter together

- Culture of teamwork and - Buyild for the future

collaboration
100 Liverpoo! Street

12 British Land Annual Repert and Actounts 2021
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We are focusing our capital on situations which best
leverage our competitive strengths. We are investing
behind two strategic themes, our Campuses and
Retail & Fulfilment, to deliver higher returns.

Our business model

—

Source value &

growth opportunities

We Focus on opportunities where
we can add value and drive returns
through asset management and
development. We pursue value
accretive acquisitions in the
market and create development
opportunities in our partfclio. We
make timely decisions which aim
to deliver sustainable growth

and returns.

Actively manage
& develop

We manage our space ourselves,
ensuring our places meet the day
to day needs cf all our customers.
Woe target innovative and successful
businesses and provide them with
the flexibility to expand with us. We
develop individual buildings to drive
returns across our campuses and
going forward all our developments
will be net zero carbon.

Recycle capital

We actively recycle capital out of
mature assets and into opportunities
which generate higher returns
through develocpment and asset
management. We target growth

and vatue sectors and work with
partners to mitigate risk and

access the best opportunities.

Read about our pipeline of developments an
pages 26-21

Delivering for
our stakeholders

Customers

We deliver great places which help
our customers succeed. We develop
and manage high quality space,
provide flexibte aptions and unique
insights and are a trusted partner
for the long term.

Comrmunities

We look beyand our buildings to
deliver places which connect with
local people, create opportunities
and support wellbeing to make a
positive lacal contribution.

Partners and suppliers

We develop long term relationships
with investors, debt providers, local
authorities and suppliers to deliver
places which are successiul

and inclusive.

Our people

Our diverse and inclusive
warkforce helps peopte achieve
their potential. Our people have
different backgrounds, outlooks
and experiences, helping us ta
make betler decisions.

Shareholders

We are focused on delivering higher
returns for our shareholders, We
actively manage our finances to
ensure our business is resilient

and that we can adapt to key
market trends.

Read about our stakeholders on pages 37-33

British Land Annual Repart and Accounts 2021

13



VISION

Our new strategy

Qur new strategy exploits our competitive strengths
in development, active management and repositioning
assets and sees us invest behind two key themes,
Campuses and Retail & Fulfilment.

Campuses
Dynamic London neighbourhoods ofinnovation, collabaration and creativity.
focused on growth customers This is increasingly important post Caovid-19,
and sectors. where occupiers are more focused on space

‘ which enables them to perform at their best,
Our Campuses are an imporlant

differentiator for us. They pravide high
quality, sustainable space and benefit fram
excellent transpart connections, an engaging
public realm and an authentic sense of
commuynity. Their prexirnity to some of

the rost exciting parts of Londan atiracts
successful businesses, to foster centres

We will realise the potential of our Campuses
through the devetopment af high quality and
sustainable buildings and by aligning our
aoffer to include innavation industries such

as life sciences. We are progressing the
development of cur tourth campus at

Canada Water.

Retail & Fulfilment

Aligned to the growth of convenience, more affordable, enabling retailers to
onling and last mile fulfilment. operate profitably.

We are the market leader in retail parks. Our asset management expertise means we
We have excellent relationships with are well placed to identify value opportunities
retailers and a clear insight into how in this sector and to deliver strong retu~ns.
they manage their businesses. Leveraging our broader skills in sile

Post Covid-19, more of our customers assembly, planning and delivering complex
are using their physical stores to support developrments, we are also identifying urban
an online offer through click & collect, logistics opportunities wherae we can drive
returns and ship from store. Retail parks value through development. We made our
are Ideally suied ta this and the space 1s first acquisitian in this sector this year.

14 British Land Annual Repgrt and Accounts 2021



THE PRIORITIES FOR OUR BUSINESS

The priorities for our business

To deliver on our strategy, we have set four clear priorities.

Progressing
value accretive
development

Realising the
potential of our
Campuses

* Progressing pipeline opportunities
¢ Delivering space which meets the
evolving needs of our customers

¢ Net zero carbon developments
Energy efficient new space

* Delivering exceptional workspace,
homes, public realm and
amenities for our customers
and communities to thrive

= Targeting growth customers and
sectors, including life sciences
at Regent's Place

» Delivering a fourth campus

at Canada Water

Active capital
recycling

Targeting the
opportunities in
Retail & Fulfilment

Driving occupancy and sustainable
cash flows

e Integrating urban fulfilment in our
retail parks

* Making value accretive acquisitions

* Progressing urhan logistics
development opportunities,

primarily inside the M25

* Crystallising value from
mature assets

¢ Reinvesting in higher return
opportunities in our portfolio
and in the market

* Maintaining balance sheet

strength and flexibility

Our people

Qur strategy is delivered through
our people

British Land Annual Reporl and Accounts 2021 15



THE PRIORITIES FOR OUR BUSINESS canlinued

Realising the

potential of

our Campuses

Net zero carbon
at Canada Water

We are minimising our carbon
emissions at Canada Water
through the use of low carbon
materials and new building
technologies, We are adopling

the indusley-leading NABERS UK
Design for Performance modelling
te achieve the highast efficiency
and performance.

All buildings will target BREEAM
Certification iCommerciat
Outstanding, Retail Excellent,
Residential Home Quality Mark)
and, reflecting our holistic
approach, the Canada Water
Masterplan will target BREEAM
Cammunities Certification.

Building on our success

Our Campuses capitalise on demand for
the best space by providing high quality,
sustainable buildings, complemented
by great public realm and amenities
and benefitting from excellent

transport infrastruciure

At Broadgate, we have successfully
repositioned our offer to match the
evolution in demand. From a financial
fartress in the 1980s, today il is a centre
of innovatian, creativity and culture.
FinTech, technology, media and
advertising sectors are well represented
on the campus and we have a strong
cemmunity of scale up businesses
through Storey, our flexible

workspace business.

We have enhanced Broadgate's appeal by
soflening the boundaries of the campus,
ensuring it is an integral part of its
neighbourhood, inclyding Spitalfields and
Shoreditch. We have compreliensively
upgraded the dining and leisure offer
which now inctudes the UK's first Eataly.

Our Paddingion Central campus is virtually
fully let to high quality occupiers. It benefits
from excellent transport connections
being close te Paddington Station, a
future Crossrail station, and is 2 hub far
international, corporale headquarters.

Targeting innovation sectors

Regent's Place is well placed to benefit
from the growth of life sciences. The
industry 1s farecast to see employment
growth of 5% pa lo 2030 due lo increased
Government and consumer spending, and
8s more overseas companies take space
here, reflecting the depth of talent within
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the UK. This is also an indusiry where
proximity to similar and cemplementary
organisations is important, so the
lacation of Regent's Place in London's
Knowledge Quarier, home to over 100
academig, scientific and culturat
organisations, 1s a key advantage.

Already the campus s hame to innovative
and successful businesses such as
Facebook and Dentsu Aeyis Netwark.

Appealing to a broad spectrum

At Canada Water, we have flexible planning
consent for a 9m sg ft mixed use scheme.
We currently expect that will include 2m
sq ft of commercial space. nearly 1m sq
ft of retail and leisure space and 3,000
homes, but we can flex our planning
permission in line with demand.

Already we have signed TEDI-Londan, a
universities partnership between Arizena
State University, King's College London
and UNSW Sydney, for their modular
higher education campus.

To enhance our offer, we are putting
Wellbeing Principles ai the heart of
our plans. We will improve connections
between peogle and places, so the
campus is more accessible; we will
use smart technology to improve the
individual experience and seek an
improvemnent in local air quabity.

The Masterplan offers a huge opportunity
lo increase brodiversity, by enhancing
existing green spaces and adding 12
acres of new gpen space. including

a 3.5 acre park, a new town sguare,
landscaped terraces and green roofs.

S3

acre site at
Canada Water




THE PRIORITIES FOR OUR BUSINESS continued

P ] Progressing pipeline opportunities They offer a range of office floorplates
rogreSSH]g Oevelopment has been an important which are well suited to small and
. driver of value for British Land. with medium sized businesses, with
Value'accre tlve offices development delivering nearly roof terraces, courtyards, retail and
£2bn of profit since 2010. restaurant space. The development
develo me nt 0 tali is well connected for Liverpool Street
p ur development programme capitalises Station and Shoreditch averground and

on demand for the bes! qualty space. benefits from the vibrancy and energy

At Broadgate we delivered mare than Im  of nearby Shoreditch and Spitalfields.
sq ft of high guality warkspace in the last ) 000 a2t Norton Folgate

two years and are on site with a further
882,000 sq ft across 1 Broadgate and
nearby Narton Folgate, with turthar
opportunities in our pipeline [see

We always prioritise the re-use of existing
materials and, as a result, embodied
carbon at Norton Folgate 15 low at 446kg
C0O,e per sgm, comparing well with our

pages 20-21]. 2030 target for embodied carbon in new
Customer-led offer office developments of 500kg CO.e per
Covid-19 has accelerated the trend sqm, We will offset any residual carbon,
towards more flexible working. Going making this a net zera carbon development

ferward, successful office space must
complemant this wilh better technology . iciant buildings we have delivered.

to conqecl thqse at home W'th thase in The base build cperational efficiency is
the office, a mix of collaboralive and in line with the UKGBC's 2020-25 interim
private warking areas and space which efficiency target and we are targeting a
supports wellbeing. Excellent transport BREEAM Excellent rating

connsctions, an engaging public realm ‘ o )

and great amenilies are highty valued by~ To imprave biodiversity, we will add
employees, which matters as businesses log piles, bird and bat boxes to the roaf,

use their office space Lo altract and retain  connecting nature corridors in the City,
key talent. The development includes 1,600 sq ft of

outside space on landscaped terraces to
Norton Folgate support wellbeing for employees and we
Al Norton Folgate, we are delivertng are targeting Wired Score platinum and
high quality modern workspace in new gold ratings.
structures, interlinked with characterful
warehouse buildings acress three
adjacent development plots, which
will camplement the historic fabric
of the area.

It will be one of the mast operationally

444

kg CO e per sgm
embodied
carbon

Norton Folgate

Office-led redevelopment

in Shoreditch, integrating 302,000
sq [t of clfice space alongside retail
te create a mixed use space that
draws on the historic fabric of

the area.
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OUR DEVELOPMENT PIPELINE

A well positioned
development pipeline

Completed

A 100 Liverpool Street

Office-led development adjacent to Liverpool
Street Station. 100 Liverpeol Streetis our first
net zero carbon development; embodied carbon
was low at J8%kg CO,e per sqm and we cffset
residual carbon through accredited schemes.
Read more about our net zero commitments

on page 40.

520,000 sq ft

Committed

P 1 Triton Square

Office-led development at Regent’s Place, fully
pre-let to Dentsu Aegis Nelwork, an existing
occupler on the campus.

365,000 sq ft

A Norton Folgate

Office-ted redevelopment in Shoreditch adjacent

to Broadgate, integrating 302,000 sq Mt of office

space alengside retail and residential te create a
mixed use space that draws on the histeric fabric

of the area,

336,000 sq ft
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We have created attractive
opportunities for development
across our Campuses.

A 1 Broadgate

Office-led development at Broadgate and will be
one of the most operationally efficient buildings
we have dalivered. Its strong sustainability
credentials were 3 key factor far JLL who

have pre-let nearly 30% cf the offices space.

546,000 sq ft



Near term

A Canada Water, Phase 1 [A1, AZ & K1)
Three buildings delivering a mix of oMice, retail,
leisure and residential with 265 homes planned
across a range of tenures and afferdability.

582,000 sq ft

A Aldgate Place, Phase 2
Build-to-rent residential-led scheme in Aldgate,
delivering 159 homes with 19,000 sq ft of
office space.

136,000 sq ft

A 5 Kingdom Street

Office-led develapment al Paddington Central,
Revised planning consent received during
the year,

438,000 sq ft

Medium term

¥ 2-3 Finsbury Avenue

Office-led devetopment at Broadgate, including
ground floor retail, and a publicly accessible
restaurant, café and roof terrace.

704,000 sq ft

¥ Canada Water [future phases)

Working with the London Borough of Sauthwark,
this mixed use scheme will include 3,000 new
homes alongside a mix of commercial, retail
and cammunity space.

4.5m sq ft
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THE PRIORITIES FOR OUR BUSINESS continued

Targeting the
opportunities
in Retail &
Fulfilment

Retail & Fulfilment asset mix, by value

(O Retail parks 53%
Shopping centres:

(O Open air scheme 12%
O Traditional covered shopping centres 2%
(O Leisure and other 3%

Integrating urban logistics

The important role that retail parks

can play in facilitating a successful
ormnichannel retail strategy became
clear during Covid-19. With parking
widely available and more stock held on
site, they facilitated the use of click &
collect, enabled returns and supported
mission-based shopping.

Building vii Lhis, relailers see an
opportunity to use retail parks to
support logistics through last mile
delivery by shipping from store. This
enables faster delivery times, helping
relailers to compete in a highly
competitive market.
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Impartantly, retail parks are also more
affordable, enabling retailers to trade
profitably, so increasingly this is their
preferred format.

Relail parks comprise 53% of our retait
portfolio, covering 6.9m sq ft. We are
market leaders in this space, positioning
us well to identify opportunities in the
market to drive value and returns.

Value opportunities in retail parks

This year, we acquired The Al Retail
Park in Biggleswade for £49m. This is
a modern, well located scheme, easily
accessible from the A1 and within the
Oxford-Cambridge arc, benefifting from
an affluent and growing catchment.



As rents stabilise, and building on aur
asset managemeni skills, we see a
clear opportunity to drive value fram
acquisitions like this.

An emerging and complementary urban
logistics business

To complement our retail parks business,

we are alsc targeting development-led
opportunities in urban logistics, within
the M25. This year we acquired our first
lagislics asset, a 216,000 sg ft warehouse
in Enfield where we have the potential

tc deliver a multistorey facility. In the
meantime thea asset is fully let.

identifying alternative and additional use
Logistics is the key additional use

we have identified in our portfolia. The
most viable apportunities are on the
surrounding land at Meadowhall and
Teesside and we are actively progressing
plans in both locatiens.

We are also evaluating a broader range of
opportuaities including office conversion
and residential which we may undertake
aurselves or in partnership.

British Land Anaual Report and Accounts 2021

Amazon Fresh

This year Amazon opened its

first Amazon Fresh grocery store
outside Narth America at Ealing
Broadway. People can shop
seamlessly with no check out,

and can pick up or return their
Amazon parcels at the same time,
demonstrating the clear crossover

between online and physical retail.

2]



THE PRIQORITIES FOR QUR BUSINESS continued

Active capital
recycling

Marble Arch House

74,000 sq ft office-led building
close to Marble Arch Staticn, in the
FPortman Village. Acquired in 2011,
the building was comprehensivaly
redeveloped and successiully let te
arange af eccupiers in the finance,
technology and professional
sectars. We sold a 75% interest

in the building in December 2020,

Crystallising value from mature assets
Recycling capital out of assets which
do not offer opportunities for us to add
value through asset management or
development, and into assets that deo,
is central to aur business model.

This year, benefitting from resiltent
invesiment markets, we made timely
sales of £643m of office buildings and
£554m of retail assets, crystallising value
and praviding the flexibility to progress
value accretive development elsewhere
in pur portfolio.

Clarges

in Novemnber we completed the sale of
Ctarges, Mayfair, an office-led buiiding,
for £177m to Deka.

This wider scheme included 34 super-
prime apartments in addition ta offices
and retail as part of 2 complex, mixed
use scheme. We took a tactical decision
to pre-sell mare than half of the
apartments, achieving new records for
residential space in Mayfarr. Qveratl the
scheme delivered mare than £200m

of profit.

24 British Land Annual Repert and Accounts 2021

Partrman Cluster

In December, we sold a 75% interest in
a portfolio of three West End buildings
for £401m to Allianz Real Estate. This
transaction brings aur major joint
ventures to seven currently. We are
continuing fo manage these buildings
which include 10 Portman Sguare,
Marble Arch House and our head cffice at
York House. Each has been substantially
redeveloped in recent years and let to
high guality occupiers.

Yalding House

In Novermnber, we sold Yalding House in
Fitzrovia for £42m. Once the home of
BBC Music, this heritage building had
been comprehensively redeveloped in
keeping with the original style.

Retail

In Retail, asset sales have focused on
standalone units and supersiores where
we have Lmited potential to drive value
through asset management. This yeal
that has included the part sale of
shopping centres at Milton Keynes,
Pelerborough and Beaumonl Leys.



Yalding House, previously home to
BEC Music, sold for £42m

Clarges

Super-prime, residential-led
development in Maylair, comprising
A4 apartments and 65,000 sq {t of
offices and retail space.

The office and retait space was
fully let.

$1.2bn

Asset sales

aritish Land Annual Report and Accounts 2021
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THE PRIORITIES FOR OUR BUSINESS continued

Our strategy depends

on our people

We have a broad range of expertise across our
business which is critical to the successful delivery

of our strategy.

Qur expertise

At British Land, we have ¢reated a best
in class platform, with expertise that
goes beyond developing and managing
buildings. From saurcing investment
opportunities, securing planning,
developing, leasing and managing our
space, to financing our activities, our
people are experts at what they do.
The breadth and depth of this skill

set is what enables us to embark

on new apportunities.

Supporting our strategy

This year we acquired our first logistics
opportunity. While that is 2 new sector
fer British Land. eur assal managemeant
and leasing teams have established close
relationships with our retail customers
and we have a very strong understanding
of how retaders operate. This will be
invaluatle as we laok to grow this part

of our business.

We have opportunities to develap
additional logistics space both on our
new acquisition in Enfield and also on our
existing portfolio, and here the expertise
of our planning and development team
will be invaluable. Atevery step we will

look to do this in the most sustainable
way we can and we have an excellent
track record in this respect.

Canada Water is a 53 acre regeneration
opportunity and one of the most significant
in Landen. It wili draw on the skiils and
experience we have across our business.
The progress we have made to date,

with a very flexible planning consent, is
testament to the excellent work of our
team. The work of our community teams
in building strong local connections and
the strength of our reputation elsewhere
on our portiolio were also key to achieving
this. We envisage a broad mix of uses and
already our plans include residential and
higher education and will again draw on
our proven ahility ta adapt and deliver in
new and complementary areas.

Living our values .
Our values and our culture underpin
what we do st British Land. We bring
our passion to what we do, we listen

and understand and we work together to
build for the future. These values guide
and suppart the way we work and will
help us deliver for all our stakeholders.
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We benefit from a best in class operational platform. Despite
unprecedented challenges to our business and the way we work,
our teams have delivered great progress this year.

Property
management

Supporting our customers
through reopening and
returning to work

Leasing and asset
management

1.7m sq fi reiail leasing,
ahead of last year

Investment

£1.2bn asset sales,
6.2% ahead of book value

Evaluating opportunities
tn Retait & Fulfilment
with £284m acquisitions
in the year

1 Broadgate pre-let to JLL

Delivering strong
rent collection

Finance
£1.46bn financing in the year

Development
Completion of 100 Liverpool Street

Planning
£1.7m sq ft of planning
cansents achieved including
2-3 Finsbury Avenue and
5 Kingdom Street

E1.8bn undrawn facilities and cash

Completion of 1 Tritan Square
in May 2021

Refinancing date extended lo early 2025

Commitment to Norton Folgate
and 1 Broadgate

Achieved gutline consent Senior unsecured credit rating A’

on our 53 acre scheme
al Canada Water

Read more on page 20

People

Ethnicity pay gap
disclosed for the first time

Sustainability

First net zero carbon development
at 100 Liverpool Street

Marketing

Oemonstrating we are
a2 trusted pariner

Maintamned skills and
training programmes

Pathway to Net Zero Carben published

Delivering the best places.
and the flexibility our customers
need in the future

Targeted support to lacal
communities throughout
the pandemic

Supported our teams
through lockdown

Read mora an pages 36-39

Read more on pages 40-45
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MARKET DRIVERS

Key trends in our markets

Economic backdrop

We are experiencing a prolonged period
of economic uncertainty, initially as a
result of Brexit and this year reflecting
the Covid-19 pandemic

If the Governrnent's readmap remains on
track, all Cowid-related restrictions will
be relaxed in June. la this scenario, the
economic outlook is positive, with pent
up consumer demand expected to fuel
expansian. Hawever, forecasting the
trajectory of this pandemic is difbgult.
The efficacy of the vaccine on new
variants is not known so the risk of
further lockdowns rermains. In addition,
the longer term impact on employment.
the way we work and shop and what that
means for our cities has yet to play out.

Brexit-related uncertainties have

diminished although we remain in a
period of transition with businesses
still adapting to life outside the EU.

Role of the office

During the pandemic, employees
demonstrated their ability to work from
home effectively and going forward, many
expect ta work more flexibly, raising
questions around the role of the office.
However, cornpanies are clear that the
office plays a vitally important role in
shaping the brand and culture of their
business, by supporting recruitmeant
and training and fostering innovation
and coltaboration.

Successful office space will likely be
high quality, modern and sustainable:
offer a mix of collaborative and private
space; provide high-tech solutions to
complement more flexible working
patterns; and be wetl located for
transpart hubs, retail and leisure.

This trend wili accelerate polarisation in
offices. Space not meeting these criteria
will become increasingly hard to let,
negatively impaching rents.

Role of physical retail

The strategic shift toward enline retail
was already well advanced prior to
Covid-19 but accelerated during

the pandemic.

The type of retail space that works well
for retailers is also changing rapidly.
This year, that has focused on open

air and out of town retail parks, which
support mission-based shopping and
an online offer They are also more
affordable, making retail parks the
preferred format for retailers.

Increasingty there 1s a crossover with
urban legistics. Retailers are using retail
parks to ship from stare and third party
logistics operators are looking at

taking space.

However, the retail market remains highty
challenging and the longer term role far
shopping centres is less well defined.

Our strategic response

O

Active capital recycling

Making asset disposals to strengthen our
balance sheet and enable us to progress
acquisition and development oppartunities

O

Realising the potential of cur Campuses
Targeting successful businesses in
innovabion and growth sectors

The trajectory of the pandemic remains unceriain

Qur strategic response

O

Progressing value accretive development
Developing modern, tech-enabled space
which supports collaboration and helps
businesses be their most productive

@)

Active capital recycling

Selling assets where we cannot drive
value through asset management

or development

A more diverse range of space, receplion
at 1 Broadgale
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Our strategic response

O

Active capital recycling

Selling retail assets where we cannot
drive value through asset management or
development and investing in Campuses
and Retail & Fulfilment

O

Targeting the opportunitiesin
Retail & Fulfilment

Sourcing and investing in value-led
retail and development-led urban
logistics opportunities

Easily accessible retail parks, Mayflower, Basildon



Climate change

The will to tackle climate change
continues to gain mamentum as the
need becomes more urgent.

Businesses are under increasing
pressure to reduce their climate impact
from shareholders, customers and
employees, with all expressing a clear
preference for thase who demonstrate
good progress. The enviranmental and
commercial imperatives for sustainability
are therefore closely aligned, driving a
three-fold increase in the number of
companies making net zero
commitments in 2020.

The implication for our industry is

the growing demand for nat zera carbon
buildings. In response, real estate owners
must not enly build maore sustainably but
also upgrade existing stock to ensure
that it meets the same high standards.
The risk of not doing so is "stranded
assets” which are hard to let.

Social inclusion

Making a positive sacial contribution
increasingly underpins a business’s
licence to operate. The impact of the
pandemic fell unequally across society
so companies were widely expected to
"do the right thing” by their employees,
customers, partners and communities.

These expectations were atready building.
Going ferward, the contribution that
companies make to local communities
and their relationship with key
stakeholders will see greater scrutiny.

In real estate, shareholders, customers
and employees are looking more
closely at the ethical track record of
the businesses they invest in, pay rent
ta or work for, so property cwners need
to demonstrate their cornmitment to
understanding and supporting local
communities and the issues they face.

Science & technology

The important role that science has
played in understanding and managing
the impact of Cowid-19 has highlighted
the need for greater scientific resources,
including more people, more workspace
and greater collaboration between
knowledge-based institutians This is
generaling a new and exciting area

of growth in our industry.

Going forward, technology will play a key
rale in delivering successful workspace
across the spectrum. As the way we
work evalves, space which best connects
people inside the office with those outside
will be mare atiractive and occupiers

will increasingly prioritise offices which
support wellbeing through better air
quality, personalised temperature
controls and more automated services.

Our strategic response

O

Progressing value accretive development
Minimising cur impact through re-use
and the delivery of lower carbon buildings

O

Active capital recycling

Reweighting the portiolic to modern,
more sustainable space through asset
sales and development

Delivering more sustainable developments,
100 Liverpaoal Street

Our strategic response

O

Realising the potential of our campuses
Working with our cccupiers to address
key local issues through Place

Based nitiatives

O

Progressing value accretive development
Sustainable development creates
business, employment and community
opportunities while minimising the impact
at canstruction

Supporling young readers, Teesside Park

Dur strategic response

O

Realising the potential of cur campuses
Aligning our offer {0 innovation and
growth sectors including life sciences

O

Progressing value accretive development
Incorporating smart features inta
our davelopments

Piveling towards life sciences at Regent’s Place
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OUR KEY PERFORMANCE INDICATORS

Monitoring our Our strategy is to focus our capital on areas which

leverage our competitive strengths and to invest

performance behind two strategic themes, our Campuses and

Retail & Fulfilment.

KPis
COrporate & | Total property return [ﬂ| t"_] Committed and near term developments
Financial % of standing investrmenis by foor area
Tatal accounting return |ﬂ| Laan to value (LTV] - proportionally consolidated
Total shareholder return ‘_‘;Tﬂ Years until refinance date i.iLJ
Environment | Reduction in energy intensity of offices GRESB rating
31% 5%
2020: 16%
Energy intensity was lower than usual this year as a result of Covid-19 restrictions which required assets o
close or operate at lower capacity.
Communi[y Number of community beneficiaries Number of community initiatives
23,024 94
2020: 40,075
Beneficiaries typically include local schoolchildren and jobseekers. This year we focused on supporting
those most impacted by Covid-19, but continued to deliver cur community programmaes where possible.
Peop[e Gender pay gap Ethnicity pay gap
27.6% 27.3%
2020: 27.9% First year of reporting

This year, recagnising the need to engage more frequently with our people, we conducted muttiple pulse
surveys rather than our usual engagement survey which witl resume far the year to March 2022,

Links ta remuneralion: Long-Term Incentive Plan II‘ Annual Incentive Award
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Progress

Priorities for FY22

Key risk indicatars

Campuses

Completion of 100 Liverpool Street
Commitment to Narten Folgate and 1 Broadgate
Canada Water planning permission secured and
drawdown of headlease

TEDI-London, a higher education provider,
signed at Canada Water

556,000sq ft of office leasing, including
134,000sq ft pre-let to JLL at 1 Broadgate

Retail & Fulfilment

1.7m sq ft of retail leasing

Acquired first development-led logistics
opportunity in Enfield for £87m

Acguired retail park in Biggleswade for £4%m
Committed ta acquire 22% interest in HUT,
which comprises 10 retail parks.

Progressing logistics opportunities in

our portfolio

Campuses

Increase occupier expasure to growth
sectors including life sciences at
Regent’s Place and other uses at
Canada Water, leveraging our flexible
planning consent

Comrnitment to develap phase 1 at
Canada Water

Further progress value accretive
development on our campuses
Continue to recycle capital

Retail & Fullilment

Maintain high oceupancy, focusing on
occupiers with strong covenants
Make value accretive acquisitions of
retail parks and logistics assets

with development patential

Selective disposals of assets

without asset management

or developrent potential

Progress urban logistics opportunities
at Meadowhall and Teesside

Development exposure
Market letting risk
lvacancies. expiries,
speculative development)
Cccupier covenant sirength
and concentration
Occupancy and weighted
average lease length
Execution of targeted
acquisiticns and disposals
in line with capital
allocation plan

Net debl to EB!TDA
Financial covenant headroom
Liquidity and period until
refinancing is required

Achieved GRESB 5* rating

Received S8Tivalidation for Scope 1, 2 & 3 targets
Pathway to Net Zero Carban published

Net zera carbon asset awdits commenced
Achieved our first net zero carben development
at 10C Liverpool Street

Transition Vehicle fully operational

Maintain GRESB 5* rating

Maintain progress with our Pathway to
Net Zerp Carbon

Complete net zero carbon asset audits
Deliver net zero developmaent at

1 Tritan Square

Pilot NABERS UK at 1 Broadgate and
Canada Water

EPCsrated For G
EPCs below B rating
Partfolio at high risk
of flood

Effective community respanse to Covid-19:
supparted foodbanks, pravided education
materials and donated £1.9m to goed causes
Longer term support through employment and
retraining programmes

Completed Place Based research into local needs

[eliver needs based employment,
education and lecal business
initiatives at priority asseis
Deliver place based initiatives at
prigrity assets

Community engagement

44% female representation at Board level
Reported ethnicity pay gap for the first time
Race Equality Framework taunched

Fairness & Inclysion training mandatory for
alt employees

Promated disability inclusion at our places
through EnaBle and signatory to Valuable 500
Partncred with anti modern slavery chanty
Unseen; launched anti-modern slavery training
Supported 23 of our people to receive
professicnat qualifications

Continue to reduce our gender and
ethnicity pay gap

Continue to improve our stalf
engagement score

Voluntary staff turnover
Employee engagement
and wellbeing
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STAKEHOLDER ENGAGEMENT

Our

stakeholders

Through broad engagement, our thinking is shaped
by a wide range of perspectives. This helps us deliver

outstanding places and positive outcomes for all

our stakeholders — Places People Prefer.

Qur customers

QOur communities

Our partners
and suppliers

Our customers are all the
people whe visit our places.
They includes our occupiers and
their employees and the people
who shop or live in or around
our buildings.

Our communities are all the
pecple whao live in and around
our assets, as well as local
organisations and enterprises.

Our partners and suppliers
include property investors, local
authorities, suppliers and ail
other arganisations we have

a direct relationship with.

Key issues The way people work, shaop and Whilst every community is unique, | Ensuring all partners share
live is changing rapidly. There are | shared priorities include education, | appropriately in the success
fewer boundaries between these employment and wellbeing, as of our places.
aclivities while the need for a more | well as eavironmental and
sustainable approach is growing. local concerns.
Why we engage Understanding how customer Our places thrive when our Our places depend on the success

expectations are changing helps
us provide places which meet
more of their needs, driving long
term demand for our space.

communities prasper, helping us
creaie more successful, inclusve
places that make a positive

local contribution and attract
more customers.

of our relationships with the
organisaticns that help deliver
them; that requires a ciear
understanding of their priorities
and challenges.

How we engage

We survey visitors to our places
and collect data on how people
use our space and our services
More than 1,500 retailers are
signed up to BL:Com, our data
sharing app, and we use social
media to keep customers
informed acrogss the business.

Through our Place Based
approach we engage with local
people and partners where we can
make the biggest social impact.
Qur Local Charter provides a
flexible framework for delivery.

We maintain an active dialogue
with our partners and develop
tong term relationships. Our
Supplier Code of Conduct guides
how we engage with suppliers.

Outcomes of our
engagement*

- Flexibility on rental payments
where approgriate

- Successful pre-let of
1 Broadgate, see page 43

- 1.7m sqg {t of retail leasing

- Launched bespoke coaching
programme to support leaders
of our key community partners

- Delivered employment
programmes to support those
impacted by Covid-19

- Progressing plans at Canada
Water in partnership with
London Borough of Southwark,
see page 21.

- Commitment o develop
1 Broadgate with JV partner
GIC, see page 20.

* In addilion to the references above, for further details of how these autcames were achieved see page 105 of the Governance section.
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Our people

Our shareholders

Statement on s§172 of the
Companies Act 2006

Our people includes everyone employed
at British Land. We are a diverse team,
with a range of backgrounds, skills

and experiences.

Our shareholders are the owners of our
business. Dur focus is to deliver value
for shareholders over the long term.

Attractling and retaining talent in a
competitive market.

Detivering long term, sustainable income
and capital growth and minimising our
impact on the environment.

We engage with our people to help them
realise ther potential. It 1s their skills
and experience that drive the quality of
our product.

By addressing shareholders’ views in our
strategy and our cammunications we are
better able to attract investors who are
long term supporters of our business.

We encourage apen and constructive
discussions throughout the business.
Employees can feedback through Company
surveys, regular town hall meelings or a
range of employee meetings.

We provide formal updates on our
business every six months and update
periadicatly on key news evenis.
Major sharehelders meet
management regularly.

- Launched our new Race Equality
Framework, see page 111.

- Supperting our people through
Covid-19, see pages 34-35.

- Resumption of the dividend

- New strategy, investing hehind two key
themes, cur Campuses and Retail &
Futfilment to deliver higher returns

5172(1) of the Companies Act requires
directors of a company to act in the way
they congider, in good faith, would be
maost likely to promete the success of the
company for the benefit of ita members
as whole, taking into account:

- the likely consequences of any
decision in the long term;

- theinterests of the
company’'s employees;

- the need to foster the company’s
business relationships with suppliers,
custemers and others;

- the impact of the company's
operations an the community and
the environment;

- the desirability of the company
maintaining a reputation for high
standards of business conduct, and

- the need to act fairly as between
members of the company.

The nature of our business means

that we have a continuous dialague with
a wide group of stakeholders and the
views of our stakeholders are taken
into account before proposals are

out to the Board for a decision.

Information on how the Directars
discharged their duty under section 172
during the year, including how they
engaged with key stakeholders, and how
they had regard to the matters set out
above in their discussions and decision-
making. can be found within our Applied
Governance section on starting on

page 105.

Read more about our stakeholders on pages 34-35
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STAKEHOLDER ENGAGEMENT continued

A continuous
dialogue

I

w

34

We're a very ambitious scale up,
but the ability to take decisions
quickly or change our minds is very
important to us and British Land
show real flexibility around that.”

James Brown
Storm 2, Storey custorner

As soon as Covid hit, British Land
asked how they could help; they
were the first to offer a rent free
period and they quickly arranged
planning permission for us to open
a second unit so we could serve the
same number of customers within
the new rules. We are a small start
up but they are investing time and
energy to support our ambitions so
we feel very valued as a customer.”

Arti Poddar
Co-Founder, Guy & Beard, Glasgow Fort

Supporting our stakeholders through Covid-19 and
helping them to be successful long term.

Focusing on our
customers supports

our purpose

Qur offering is customer centric "Built
Around You' and commits us to always
delivering the following for our
cuslomers:

1. The best places
2. The mast flexible
3. Atrusted partner

Our places offer the widest choice of
spaces; they are well located, greener
and offer bestin class technalogy. In
the current envircnment, flexibility has
never been more relevant, Across our
oftices and cur retail space, we offer
our custerners a range of optians in
terms of lease tength and fit out to
meet their needs today and in the
future with the potential to expand
with us. Starey, our flexible workspace
business, is a good example of

that approach. Our deep and long
connections to our places also mean
that we continually invesi locally to
enhance the space and, in partnership
with our customers, make a positive
difference to the lacal community

and environment.

The space we are delivering at

1 Broadgate is an excellent example of
how we have responded to very clear
requiremnents from our customer
which translated into a pre-letting

af nearly 30% of the office space.

Read more about this on page 43.

Qur campus networks, which focus on
common issugs such as diversity and
inclusion and mental health, provide

a platfarm to connect us with our
customers and them with each other.
Reflecting their feedback we are
taunching a Place Based "Forum’ for
each campus which will include an
online platform as well as virtual and
physical events. We act as a facilitator
to support the return to work, address
key issues such as diversity and
inclusion, support connection with
local carnmunities and use technology
to enable better collabaration.
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Customers

This year, most of aur custamers have
been unable lo operate their businesses
in the usual way, at times impacting
their ability to pay rent. Throughout the
pandemic, we worked closely with all
those affected to agree fair and flexible
plans to help them manage rental
payments and we supported them in their
reopening straiegy wherever possible.

For our office customers, we worked
fast to make our space Covid-secure
and organised virtual round tables
where occupiers ceuld share learning
experiences an warking irnm hame
and returning to the cffice.

Communities

We have been driving our community
programme for mere than 10 years
and have built up a strong network of
community partners, so we wera well
placed to deliver effective, targeted
support irom the start of the pandemic.

One of cur earliest responses was

to introduce a bespake coaching
pragramme 1o help leaders of our

core community gartners navigate the
unprecedented challenges. These have
included long term partners such as
the Third Age Project in Regent’s Place,
the Floating Classroom at Paddingion
Central and Just Like Us at Broadgate. 25
partners benefitted overall. We provided
educational matenats to communities in
and around our places across the UK
through the National Literacy Trust,
benefitting 3,600 famnilies, and we supported
emplayment programmes at our retait
places and our Londan campuses.

We supported focdbanks at Regent's
Place, Canada Water and Paddiagton
Central as well as The 1928 Project at

St Mary's Hospital, Paddingten, supplying
NHS workers with quality food, and made
additional funds available to support local
community organisations,

Read more about how we have supported
communities on pages &4-45.



Partners and suppliers

We enjoy a close partnership with our
suppliers which enabled us to co-operate
effectively throughout the pandemic.

We warked hard with our construction
partners at 100 Liverpcol Street and

1 Triten Square to minimise delay for our
customers while pricritising the safety
and weltbeing of their team. We focused
on critical activities which drove timelines
but could be done within social distancing
guidelines, such as instaliing lifts and
smart features and fitting out the
reception areas

Our people

We engagad closely with our people
throughout the pandemic. We used a
range of communication channels to
support staff and keep them up to date
with our plans, including virtual town
halls and podcasts from the CEQ and
Executive Committee members, and our
intranet was a key source of guidance.
Our employee-led networks played

an important role in keeping people
connected, providing advice and practical
support as well as entertainment

for individuals and their families.
Mindiulness sessions were made
available to all employees and we
emnbraced maore flextble working
patterns to help people manage caring
responsibibities. We kept our office
open whenever possible and in line
with Government guidance ta enable
those who wanted or needed to come
into the effice to do so.

For lield-based teams, we undertcok-
comprehensive risk assessments of aur
assets and developed Covid-19 response
plans for each. We intraduced weekly
testing, siaggered shifts to minimise

the number of people an site and deep
cleaned each affice between shifis.

Shareholders

We recognise that providing tirmely
informatian ta shareholders was acutely
important this year and we therefore
provided an update on rent collecticn

at each quarter. In addition, we bave
maintained our regular investor relations
programme on a virtual basis, including
roadshows, conferences and events.
Read more aboui our shareholder
engagement on pages 96 and 101,

“Thank you again to the team at

BL for their continued support

in what has been a particularly
difficult year for our sector and our
company and to vou and Alice for
your availahility and understanding
during our multiple rounds of
discussions since the spring of last
year. It has been incredibly helpful
to be able to share our concerns
openly and to be heard by

our partners.”

Gabriel Shohet
Black Sheep Coffee

“Fiona, our coach, commented that
our team didn't reflect the dynamic,
vibrant and community-based
organisation she felt we were.

We decided to create an efiective
structure with defined roles, and
emhbarked on a huge programme
to develop people's capacity to
perform. Our team is transformed,
we're more professional and

we have a greater voice locally.
We couldn't have done all this
without the coaching support.”

Lena Choudary-Salter
CEQ and Founder of Mosaic
Community Trust

“From a peak of 900 operatives

on site, we reduced to A5 and
increased only when we could be
sure of our people’s safety and of
course when they felt comfortable
returning. British Land supported
us at every step and made 100
Liverpool Street a place that people
both wanted and felt safe to work.”

Mark Leeming
Project Director 100 Liverpool Street,
Sir Robert McAlpine

“What British Land did well was to
provide support centrally but also
to give each centre the autonomy
to do what was right for them. The
engagement hetween our senior
team and our ocoupiers clearly
filtered down to the store managers
which really helped us manage
operations and adapt to
changing regulations.”

Catherine Furlong
British Land Centre Director,
Teesside Park
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PEOPLE AND CULTURE

People and
culture

4th

in the top 10 best perfarmers
in the 2020 Hampton
Alexander Review

9,000

hours of training undertaken
by employees

98%

tavourable score when
employees were asked how
British Land was responding
to the pandemic

Embracing a culture of diversity, supporting wellbeing
and championing development.

We understand thati a diverse. motivated,
and supporied workforce is vital to
cannecting with our customers and
delivering our strategy. The last 12
maonths have shown our people’s
resilience in the face of the pandemic,
We have successfully continued to grow
and develop an inclusive warkforce,
promate employee wellbeing and
remain connected despite the
challenge of home working.

Celebrating diversity

At British Land, our purpase is creating
and managing Places People Prefer.
This is about establishing outstanding
places which deliver positive outcomes
tor all our stakeholders on a long term
sustainable basis. To achieve our
purpose, we strive to create & diverse
and inclusive workplace where peaple
can achieve their full polential. We see
the two as intrinsically inked. "Bring
your whole self” is a core value of British
Land: we understand that diversity of
backgrounds promotes diversity of
thought and enhances our business

Workforce gender diversity,
31 March 2021
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Cur diversity and inclusion mission is to
make & positive difference to colleagues.
communities and the wider industry by
taking actions to promote equality. We
consider all areas of diversity by working
in close collaboration with our employee
networks: REACH |Race Ethnicity and
Celebraung Heritagel, Parents & Carers,
Women's Network, Pride, Wellbeing,
EnaBle, Sports & Social, Cycle

and SustainaBLe.

Over Lhe lasl 12 monlhs vur networks
and committees have continued to
progress diversity and inclusion at British
Land. EnaBle, our network formed to
celebrate ability and promote disability
awareness, has joined up to the Valuable
500 - turther cormmitting British Land

lo putting disability inclusion on our
business agenda.

We are proud that for the third
consecutive year we are in the top 50
employers, ranked by the Sacial Mobility
Foundation for employer best practice in
the field of social mobitity.

We are pleased tc have been recognised
for our pelicies and practices relating to
equality, diversity and inclusicn by being
reassessed and accredited under the
National Equality Standard.

British Land has continued to promote
gender equality and in the 2020 Hampten
Alexander Review we were ranked

4th in the top 10 best performers for
representation of wornen on Executive
Committees and their Direct Reports.

In order to further promote our diversity
and inclusion mission, we have rolled out
training to all our employees in fairness,
inctusion and respect Currently over
75% of our employees have attended

this workshop.



Developing talent

We understand the importance of both
developing talent within the business and
investing in future talent. “Build for the
fulure” is a core value of ours. This is
why we continue to support Pathways

to Property and this year our support
contributed to 1,275 students gaining
valuable experience and insights into

the real estate industry.

British Land are aiso proud to be
partnering with the #10000blackinterns
initiative, a campaign looking to offer
internships to Black students across

the UK to help kick start their careers.
We are exciled to be particigating in the
Change 100 flagship programme, offering
paid internships to university students or
recent graduates with disabilities or long
term conditiens. We are participating as
a way to source a more diverse graup of
tatent for the long term and have our first
intake signed up and ready to start in
summer 2021,

Continuing to support our talent into

the business remains key to our success.
In the last 12 months we have had eight
graduates across our two schemes,
including three new graduates to our
Commercial Property programme. We
have also welcomed 10 apprentices
throughout the year across different
areas of our business.

We recognise the importance of growing
our talent internally and have continued
to invest in learning and development
initiatives for aur employees. Over the
past 12 months we have spent £380,000
on training and gver 9,000 hours of
training 1n total have been undertaken
by our employees across the Company.

Internally we have supported 23
emgloyees to receive professional
qualitications and 42 employees have
moved internally within British Land to
further develop our talent and support
their career ambitions.

“My role covers three retail assets
s0 [ went from constantly travelling
to being confined to a desk at home
which took some getting used to!

At British Land, we're lucky to
have so0 many colleagues to lean on.
At the beginning we had daily calls
o discuss how we were all feeling.
Those are now weekly because

it's still important for us to stay

in touch and support each other.

[ have a great working relationship
with my team and a great network
of support, and that's really what
has got us through.”

Alan Barker

Britsh Land Centre Manager
Broughton, Crown Point,
Mostyn Champneys

At British Land we recognise that

having 3 mentor can make a big tmpact
in developing an indwidual's knowledge,
skitls and experience and help grow their
nelwork. We have therefore supported
individuals in finding a suitable mentar
within the business and have run speed
mentoring events to facititate successful
networking opportunities. We have

also recently taunched a mentoring
programme for our leadership team
with our Executive Committee ang Non-
Executive Directors. Each Non-Executive
[irector and £xecutive Committes
member has teen carefully matched to
a member of the British Land leadership
team and tailored to the specific needs
and objectives of the mentee. Overall,

we currently have 55 formal mentorships
across the business.

Our values

Bring your whole self
- Feal free to be ourselves -
and help others feet
the same -
- Bring all our passion and
energy to what we do -
- Be open and inclusive

Listen and understand
Take the time to listen -
and ieed back

Listen with respect and -
withaut judgernienl -
Base our aciions on

what we learn

Be smarter together
Bring together the
right team

to succeed
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Own our respensibilities -
Support each olher

Build for the future

- Anticipate needs and

lead wrth courage

Grow our expertise and

learn from our experience

- Be accountable for the
legacy we teave
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PEQPLE AND CULTURE continued

Promoting wellbeing

The Covid-1% pandemic has shone 2
spotlight on health and the nnportance
of maintzining a good balgnce between
work and life priorities. At British Land
employee wellbeing has always been a
focus, with cur Wellbaing Committee
leading on ways te support employees’
physical and mental health. With help
from our networks and commiltees, we
have worked hard to creale a cullure of
support and understanding for all ur
ermployees, ensuring they know where
they can get the appropriale assistance,
recognising all the difficulties
encountered during this pandemic.

Over the past 12 months we have run
weekly mindfulness sessions to help
ermployees feel balanced and have a
positive frama of mind as well as having
sessions an coping during and after
lockdown to boost resilience.

Qur Parents and Carers Network has
guided the business to help and support
parents and those managing caring
responsibilitias whilst working from
hame, advacating flexibility and

understanding. This has included
practical suppart such as providing free
access to ontine learning tools Twinkl
and Turnes Tables Rockstars and sharing
practical reseurces and suggestions,
whilst helping ensure internal
cemmunication delivers a drumbeat

of support and visibility for these with
children and caring responsibility.

Qur Sports and Social Committee has
also been helping us keep physically fit
throughaout the pandernic with ontine
gym classes and virtual yoga classes.

Qur core value of “listen and understand”
has been applied throughout the
pandemic. We have sent regular surveys
to check-in with employees and ask how
we can help as well as to understang
their wetlbeing Our check-in survey in
2020 asked employees how confident they
were in how British Land was responding
te the pandemic with a $8% favourable
score. It also gave themn the chance to
reguest any form of IT equipment to
ensure they have everything they need

to work effectively from home. The '
wellbeing survey was to understand how,

38 British Land Annual Report and Accounts 2021

in the third national lockdown,
employees were feeling regarding their

work pressures bui also their overall

mental and physical heatth. This has
provided an insight as to how we can
support our employees further.

Qur CSR Cammuttee has guided and
supported all our workforce engagement
activitias, such as our check-in surveys
and wellbeing survey. By having a
dedicated Cemmittee with formal
respansibility for the engagement of our
emplayees, our people always remain
ceniral to our strategy. You can read
more about this an pages 110-111.

For those colleagues who do need to be
in the ofhice we have introduced weekly
Covid testing on our sites as well as
other social distancing measures such
as one-way systems, desk spacing and
limiting the number of employees in
each space to ensure our employees
are working as safely as possibie. All
employees were also given a return-te-
waork kit with hand sanitiser, face mask,
daor opener and water bottle.

Parents and
Carers Network

Eloise, chair of our Parents and Carers Network,
describes below the challenges of being a parent
over the last year and how British Land has
supported 1hose with caring responsibilities
during this time.

“Juggling working from home and
homeschooling two small children
was bewildering to say the least!
But the sense of support at British
Land — right across the business
- was incredible.

During the third lockdown,

when we were all exhausted by
back-to-hack meetings, the business
suggested a no meeting zone in the
middle of the day. This had a really
positive impact on my whole
family’s wellbeing.”



Keeping connected

Throughout the pandemic our leadership
team has highlighted the importance of
keeping connected with our teams and
colleagues to ensure we can continue
torwork and Be Smarier Together. Our
usual monthly staff meetings have been
successiully conducted virtually. This
has allowed our whole Cernpany to
come together to hear key updates

and celebrate cur colleagues who have
been awarded our Hals Off - a prize that
recognises colleagues who have been
tiving our Company values - Bring your
Whole Self, Listen and Understand,

Be Smarter Together and Build for

the Future.

Alongside our staif meetings we have
introduced regular zudio and video
podcasts where the Company can hear
from our Chief Executive on our approach

to werk during the pandemic. Our
Executive Committee has alsa launched
podcasts $¢ the Company can get to
know each of aur leadership team.

Ensuring open and transparent
cornmunication throughout the pandemic
has enabled all cur employees to
continue to be engaged with and aligned
to our purpose and vision for British
Land. We have therefore delivered further
webinars on our Sustainability Strategy,
our financial results, engaging with
custormers and customer management
as well as a number of other topics

While working frarm home we have
embraced digital shared teams sites
which has not only allowed colleagues to
remain connected but has enabled teams
to swap ideas, collaborate on projects
and improve our teamwork,

EnaBLe Network

“The launch into full time
working from home last year
really highlighted the importance of
having the right set up to be able to
work effectively, technically as well
as physically. British Land were
amazing to provide adjustments
during this transition and in
November, with help from the
EnaBLe committee, BL launched
an Aceessible Tech Buddy Scheme
to further support colleagues with
aceessibility requirements for their
technology. This has been another
great step forward in making our
working environment accessible
for all.”

Leanne Williams

Business Analyst in our Group
Technolagy department and
member of our EnaBLe commiitee

Our networks have also kept us engaged
with a series of webinars on impaortant
topics such as fertility awareness,
supporting the next LGBT+ generation,
the History of Black British Activism

and many more.

We also understand that the workplace
is an important place for people to
connect socially. While working from
home we have continued to run sooial
engagements from virtual pub quizzes to
book clubs to cooking competitions and
even hosting our own British Land’'s Got
Talent; 2ll with the help of our employee
networks and committees.
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SUSTAINABILITY

Delivering our
2030 Strategy

In this first year of

our new Sustainability
Strategy, we have
achieved some early
milestones which support
our 2030 ambitions.

1. Net zero earbon

We have committed to achieving a net

zero carbon portfolio by 2030 and have
set out clear targets to reduce both the
embodied carban ia our developments
and the operational carbon across our

portiolio. This year, we published our
Pathway to Net Zero, setting out the
steps we will take across our business
ta deliver on that ambition.

Embodied carbon

S0%

reduction in embodied carbon intensity
at our developments to below 580kg
CQye per sqm by 2030

Progress

This year we updated our Sustainability
Brief, setting a clear standard for
sustainable development at British Land.
We compleled vur first ever net zero
carbon development at 100 Liverpool
Street; embodied carbon was low at
38%%g COze per sqm and we offset
residual carban through accredited
schemes in the Tibetan Plateau

and Mexico.

‘We have made further commitments

at Norton Folgale and 1 Broadgate;

the average embodied carbon in our
develapment pipeline is 640kg CO,e per
sqm. This performance benefits from our
commitment to prioritise the re-use of
existing materials.

100 Liverpool Street

Operational carbon

75%

reduction in operational carben intensity
by 2030

Progress

This year we completed six nel zero
carkon audits at our assets, identifying
interventions which would reduce
gperational carbon on an nngoing basis.
This prograrnme is being extended
across our portfolio and is expectad

to complete at the end of next year.

To finance these projects, we set up our
Transition Vehicle, funded by an internal
carbon levy of £60 per tonne of embodied
carbon in new devetopments and an
annval corporate Roat of £5m. We
completed qur first project, fitting LED
lighting at Regent's Place this year.

The Transition Vehicle also funds the
purchase of certified offsets for embodied
carbon in developments.

LED light replacement at Regent’s Place

This 2630 sustainabitity focus area
aligns with the UN's Sustainable
Development Goat 12
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2. Place Based approach

3. Environmental
leadership

4. Responsible
business

A Ptace Based approach means
understanding the most important issues
and oppertunities in the communities
around each of our places and focusing
our efforts collabaratively, to make the
biggest impact at each place.

We do this through the five key areas
which are common acrass our portfalio
and identified 1n our Local Charter:

- Connect - Cennecting customers,
suppliers and community partners
around priority local issues
and opportunities

- Education - needs-based initiatives

- Employment - needs-based iniliatives

- Supporting local business

- Wellbeing - putting our Wellbeing
Principles into practice

Our strong cornrmunity links enabled
us to act quickly to help those most
impacted by Covid-19 at cur places.

This year, despite these challenges, we
supporied 364 people into employment,
with nearly 1,000 receiving meaningful

employment support.

We provided educational materials
through the National Literacy Trust,
benefitting arcund 3.400 families, and
supported foodbanks and community
hubs at seven of gur assels.

Supporting communities at Regent's Place

Cur continued strong perforrmance in
sustainability was evidenced this year
by a 5* rating in GRESB, the global ESG
benchmark for real estate, achieved
two years ahead of our target.

To strengthen our performance in
future years we are rolling out BREEAM
In Use aperational certifications across
30 assets over the next two years

This year the Science Based Targets
initiative validated our climate
commitments as being in line with

a 1.5°C global warming trajectary.

We have maintained our market

leading perfarmance in international
ESG benchmarks; performance for 2020
is set oul below:

We advocate responsible business
practices across British Land and
throughout our supply chain. Our
key areas af focus are set out below.

Responsible employment
- lnvesting in training and
professional qualifications
- Connecting with our people
- Praviding a safe working environment

Diversity & Inclusion

- Improving gender diversity at all
levels; maintaining a minimum of 35%
femnale representation on the Board
and reducing the gender pay gap

- Improving ethric diversity at all levels;
targeting a minimum of two Directors
fram an ethnic minority background
and reducing the ethnicity pay gap

GRESBE 2020: : -
‘ - Making our places more inclustve
S star rating, for evaryone
Green Star vy
Responsible procurement
- Mandatory modern slavery awareness
CDP 2020: lrammg‘ tor British Land staff
A- score - Mandating prompt payment
- Responsible procurement standards
See pages 446-47 for more detail of
EFRA gurf:gg;&iﬁls 12 each ?rea and our
Rating 2020; usta ity Accounts.
Gold
MSCI ESG
Rating 2020:
ABA
FTSE4Good
Index 2020:

Top 96" percentile

Science Based
Targets:
approval in 2021

This 2030 sustainability focus area
aligns with UN's Sustainable
Devetopment Goal 8

This 2030 sustainability focus area
aligns with UN’s Sustainable
Development Goal 12

This 2030 sustainability focus area
aligns with UN’s Suslainable
Development Goal 17
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JLL’s decision to be based at 1 Broadgate reflects
their ambitions to be a net zero carbon business.

A focus on net zero

JLL has commitied to being net zero
carbon across its UK workplaces by 2030
and to spearhead the wider adoption of
net zero carbon buildings across the
industry. This approach underpins many
of their key requirements at 1 Breadgate
and shaped the design of the building

1 Broadgate will target the BREEAM
Outstanding cerlification. It will use
100% renewable energy and we will fit
energy efficient air and water source
heat pumps. lighting and lifts and smart
controls. We are adding sotar panels

to the roof and will recover office heat
energy for use in the retail units on the
ground floor. We will deliver mixed-mode
ventilation, effectively combining natural
ventilation with air conditioning tc reduce
carbeon emissions and provide better user
control of the thermal environment. The
fagade will be insulated and the glass
designed and Lreated to manage solar
glare from different crientations. We wilt
re-purpose the pink granite from the
existing facade as terrazzo flooring and
sustainable, low carbon and responsibly-
sourced matenals will be used
throughout the buitding.

The result is the most operationally
efficient development British Land has
ever delivered. Energy intensity will be

in line with our 2030 targets and the
UKGBC's 2030-35 energy efficiency targets.

1 Broadgate is our pioneer project for
adopting the NABERS UK approach to
meodelling and verification. This provides
a framework against which we can design
and test our plans for the development
to ensure we stay on track to achieve
cur targel energy efficiency. This
approach can also be used (o verify

the performance of the building once

in occupation so we can maonitor energy
efficiency throughout its lifecycle.

Embuodied carbon at 1 Broadgate will
be above our 2030 target at 901kg CQue
per sqm. This is partly because certain
design features, such as the terraces
which support wellness and hiodiversity
and the retail walkway which improves
the experience for campus visitors, result
in a ligher embodied carbon footprint.
However, we have a good track record
of reducing ernbodied carbon against
concept design. We are also actively
salvaging materials from the current
building for re-use.

Focus on wellbeing

1 Broadgate has also been designed

ta the highest standards of welilbeing
Reflecting feedback from their staff,

JLL wanted a building that offerad a
hybrid model of remote and office-based
warking lo enhance productivity and stafi
wellbeing. The design includes more than
47,000 sq ft of roof terraces and space for
aver 1,000 bikes. We are targeling the
WELL Platinum rating for wellbeing

and the WIRED Platinum rating for

smart infrastructure.

“Working in partnership with British
Land, we have a real opportunity to
achieve one of the most sustainable
and technologically advanced
workplaces in the UK. 1 Broadgate
will enable us to significantly
push the boundaries to enhance
productivity, improve wellbeing
and support the wider community
through British Land’s approach
to managing the Broadgate campus
and its Community Framework.”

Stephanie Hyde
UK and Iretand CED at JLL

“The distinguishing feature of
1 Broadgate is that its ambition
grew over time and each step up
was a real collaboration between
developer, designer and contractor,
We truly worked as a team to
instigate, support and sanity check
each improvement. Nothing was
discarded through an assumption
of difficulty and the determination
is still very strong as we enter the
construction life of the building.”

Marie-Louise Schembri
Desigr Director, Hilsan Moran
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SUSTAINABILITY continued

A Place Based approach

“Usually, we run healthy cooking
classes for local families, supported
by the Regent’s Place Community
Fund. When the pandemic hit,
Lifeafterhummus needed to
adapt to meet the needs of the
community. British Land reached
out and asked: Tow can we help?'.
They donated funds to start our
‘Eat what you Request, Request
what you Eat’ foodhank. Qur
volunteers now collect surplus
supplies from 43 stores locally
every week: to date 17 tonnes of
diverted food waste. We would
never have achieved this without
British Land’s support.”

Farrah Rainfly
Lifeafterhummus Community
Benefit Society

Supporting communities
through Covid-19

This year the focus of our community
programme has been on supporting
those impacied by Covid-19. To support
our long term partners, we funded a
bespake coaching programme through
The Business Schaol (formerly Cass),
helping 25 partners to navigate the
unprecedented chalienges.

Working with the National Literacy Trust,

we provided books and actvity packs
for vulnerable children through local
community partners, ensuring that
they reached thase moslin need and
benefitting around 3.600 families.

We supported local organisations like
tifeatterhummus, who we provided with
funding. space to run a food bank and
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volunteering support from our site teams;
security afficers from Facebook, ane of
our occupiers, also volunteered. We
supporied the Euston Foodbank and
Neurish Community Foodbank through
Royal Victeria Place and the 1928 Project,
an initiative to provide NHS workers at

St Mary's Hospital with good guality food.

With retail and hospitality industries

most acutely impacted by this year's
lockdown, our efforts have focused on
supporling the many peuple whao became
unemgployed as a result. In Edinburgh, we
worked with long term partner Capital
City Partnership on & rapid retail recovery
olan that assisted over 80 businesses
with recruitment and workforce needs
inctuding advice on funding and furlough,
delivered training and infarmation sessions
to over &0 people and supported 30
jobseekers into employment.



In London initiatives included four virtual
work experience projects for 200 young
people, involving our customers and
local partners, mcluding one tocused

an construction and another delivered
as part of Btack History Moenth.

Mentzl health has been a key focus this
year. Established prior ta the pandemic,
our Mental Health Network at Broadgate
has been animportant ferum where
occupiers can exchange ideas on how to
support their people through Covid with
13 of our customers participating. The
Broadgate team also arrange speakers
from the local area, such as Mind in
Hackney, who have continued their
association with our gecupiers

outside the netwark.

Place Based research

A Place Based approach means
understanding the most important issues
and opportunities in the communities
around each of our places and focusing
our efforts coilaboratively, to make the
biggest impact at each place.

To inform that approach, this year we
commissioned independent research into
the social and economic issues in the
diverse cammunities around 25 of cur
places. This work demonstrated that
while there were shared themes, such
as educaticn and employrnent, there
were also specific local challenges. In
London, this included pockets of incorne
deprivation, whereas in the North East
and North West, health and education
were identified as key issues for

some communities.

Our focus for the ceming year is {o

use our local cannections including
customers, supphers and community
partners at our priority assets to address
the key local challenges where we are
most abie to make an impact.

“Because our partnership with
British Land is well established and
they genuinely listen to what people
need, we were able to get a new
programme, Retail Rapid Response,
off the ground almost immediately.
We managed to get people into jobs
and help businesses retain jobs.”

Ronha Hunter
Capital City Partnership

w

Again so many thanks for enabling
our charity to continue to keep our
centre and serve the community &
moreover to buy time to recover
our business plan. No one could
have anticipated the length of the
pandemic and the harm it has
caused to our social fabric and
commercial enterprises. British
Land and its management deserve
a special commendation from all
of us, and from every one of the
73,000 participants who crossed
the threshold of the centre in

the 12 months prior to the first
lockdown one year ago today.”

Mark Ross
0Old Diorama Arts Centre

“It’s so important that we talk
openly and honestly about mental
health. The Broadgate Mental
Healtth Network is a great space
to bounce ideas off different
businesses and professionals,

1 always come away with good
resources and opportunities.”

Alice Marston
Digital Social Media Manager at
TP ICAP, Broadgate occupier

“We've connected with some
amazing people through the IDEA
Paddington network and delivered
projects, always involving local
young people from underrepresented
communities. For Kingfisher, young
people came up with concepts and
facilitated conversations for podeasts,
working with senior leaders and
people of different ages and life
experiences. Not only did this
progress their personal development
and careers, more importantly, the
voung people used their skills and
knowledge and had their voices
heard. This was particularly
valuable during the pandemic when
they were isolated at home, unable
to go to university, without work
and not using their skills. There
was a mental health henefic.”

Farah Mghammoud
Founder / Director of social enterprise
You Press
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SUSTAINABILITY continued

Net zero carbon

Focus area 2030 Sirategy Indicatar 2030 Target 2021 Performance
Programme Science Based targel - Reductionin Scope 1and 51% 14%
fevel targets 2 emussions vs 2020
Science Based target - Reduction in Scope 3 55% per sqm 5%
emissicns intensity vs 2020
Embodied 50% reduction in embodied emissions Gffices: 500kg COze per sqm Overall: 640kg COze per sgm
{RICS A1-A5) on new construction and major Retail & residential: 450kg
renovation projects vs 2019 industry benchmarks COze per sgm
100% of embodied emissions from completed 100% 100%

new construction and major renovalion grojects
IRICS A1-A5] oftsel using certified carbon
offset credits

50% reduction in operational and end-of-lifa Offices: 279%g CC;e per sgm To be reported from 2022

embedied emissions [B1-B5, C1-C4] at new Retait & residential: 250kg

developments vs 2019 industry benchmarks COze per sam

Operational 75% cperaticnal carban intensily reduction by 75% Cffices: 41%

2030 vs 2079 baseline Retait shepping centres
[langlord onlyl: 38%

25% whole building operational energy intensity  25% Oitices: 31%

improvement by 2030 vs 2019 Retail shopping cenlres
(tandlord onlyl: 19%

Whole burlding operational efficiency Offices: 90kWh, per sqm To be reported from 2022

far developments Retail: 60kWh, per sgm

Resi: 35kWh, per sqm

Landlord procured eleclricity fram 100% 98%
renewable sources

Environmental leadership

Facus area 2030 Strategy indicator 2030 Target 2021 Perfarmance
Indices GRESE (Standing Investments] S-star rating S-star by 2022 S-star
Green Developments on track to achieve BREEAM 100% 73%
Building Outstanding [Offices|; Excellent [Retaill;
Certifications Home Quality Mark [residentiall minimum 3!
BREEAM-certified slanding assets - allratings - 27%
Idesign and/ar operational BREEAM certificatel
BREEAM-certified standing assets - rated 50% by 2025 25%

‘Very Good' or higher?
(design and/or operational BREEAM certificate]

Energy ratings Preporticn of untts with EPCs rated Aor B - 24%
across Assels Under Management

Water 5% reduction in operational water consumption 5% 20%
vs 2020
Materials and Operational waste from managed assets that s Olfices: 80% Cffices: 71%
Waste re-used, cornposted, or recycled Retail: 70% Retail: 47%
Development and operational waste diverted - 100%

from landhll

Siodiversity New canstruction and majar renovation projects  100% To be reparted from 2022
designed to achieve a 10% net gain in bigdivarsity

Biodiversity % of managed assets with Biodiversity 100% 18%
Action Plans

Resilience % of managed assets and major develgpments  100% 100%
which have undergone a flood risk assessment

1. Fram 2021, the 2030 Strategy upgraded our BREEAM targets to ‘Quistanding’ for Oflices lfrom Excetlent] and ‘Excellent’ for Retail lfrom “Very Good'l.
2. Excludes residential.
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Place Based approach

Focus area 2021 Perlarmance

Understanding  Socic-economic assessments completed at 25 of cur places
and responding
to local needs

Connecting E£1.63m total communily invesiment
23,024 peneliciaries fram our commuaily programme
94 initialives at our places
£170,347 raised at our places and by our people
£53,509 total in-kind contributions

10% BL employees are expert voluntesrs
22% total volunteering’

Education 16,403 people benefitting from our education initiatives
77 educaltion initiatives in our ptaces

Employment 991 people receiving empteyment related support er training
344 people supported into employment
13 employment initiatives at our places

Business 10,000 sq ft affardabie? workspace delivered at 1 Triton
37% development supply chain spend within the borough
47% development supply chain spend to SMEs

Wellbeing Air qualily plan delivered at Broadgate

On track to achieve Well Gold certification at 100 Liverpool Street

Achieved WiredScore Platinum rating at 100 Liverpool Street

1. Impacied by Cavid.
2. Affordable space includes all affordable workspace, affordable retail space and community space an both a tempoerary and parmanent basis.

Responsible business

Focus area 2024 Performance
Responsible Invest in our people
employment £380,00C spent ¢n training and professional quatifications

Supported 23 people io achieve professional f vocational qualifications

Connect with our people
87% company and leadershig commitment score
B8% stalf retention

Provide a safe weorking environment
Injury Incidence Rate - Offices 45.92, Retail 0.01
Injury Frequency Rale - Developments 0.10

Diversity & Improve gender diversity at all levels
inclusion 44% of Board are fernale
40% of senior management are female
Gender pay gap 27.6%

Impraove ethnic diversity at all levels
Compliance with Parker Review recommendations on ethnic diversity
Disclosure of ethmcity pay gap at 27.3% for the first time

75% of employees received Fairness & Inclusion training

Responsible Against modern slavery

procurement 100% of BL employees paid at leasl the Real Living Wage
79% of supplier workfarce paid the Real Living Wage
Supplier Cede of Canduct updated and made mandatory for all suppliers
MNew partnership with anti-modern slavery charity, Unseen

Mandating prompt payment
Group invoices settled within 23 days on average

Responsible procurement standards
Supplier Code of Conduct updated to widen scope of “responsible sourcing”

Far a summary of our EPRA reporting see pages 235-236
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES [TCFD]

Climate-Related Financial Disclosures

The Board recognises the scale af the
climate emergency, its potential impact
on real estate and therefore the urgent
need to take mitigating action. With the
buillt environment accounting for c.40%
of alt greenhouse gas emissions, we also
recognise our responsibility ta do what
we can to minimise our carbon footprint
and encourage our customers to do the

same. Qur achievements in developing
and managing more sustainable space
have been recognised for more than 2
decade and building on this, we have set
out an ambitious approach to achieving
net zero carbon by 2030. This is a goal
shared by cur investors, customers,
parlners and people.

British Land has set out a commitment
ta align with TCFD reporting by 2022,
we have set climate targets validated
as 1.5°C-aligned by the Science Based
Targets initiative {SBTI), and we are

a signatery of the Betler Buildings
Parinership’s Climate Commitment,
RE100, and the Business Ambition

for 1.5°C.

Our roadmap to full disclosure in 2021/22

Progress to date:
Governance: in 2019/20, our
Board CSR Cornmittee was
established and the 2030 Net
Zero strategy was reviewed by
the Board at its Strategy Day.
The Risk Cammittee
subsequently established a
TCFD Steering Committee
composed of leaders fram
across the business to
undertake the work required
for full TCFD alignment.

Risk screening: in 2019 the
Steering Commitiee undertook
two climate risk scenario
workshops, where facilitators
fram Forum for the Future
reviewed the latest climate
science and ran brezkout
sessions on climate

risk identification and
arganisational responses.

Physical risk scenario
analysis: in 2020/21, British
Land commissioned Willis
Towers Walson to undertake
a physicat risk assessment
of the portfalie in Line with
TCFD requirements.

Quantifying transition risks:
British Land 1s currently
rolling out a series of net zero
audits across the portfolio.
The results will guantify the
financial costs of the key
interventions required

to deliver substantive
improvements in the energy/
carbaon efficiency of assets.

Planned for 2021/22:
Transition risk sceparia
analysis: this TCFD-aligned
analysis will clarify the
most material risks posed
by future low-carbon
transition scenarios.

Detailing the organisational
response: outputs from the
scenario analyses and risk
quantification will be reflected
in our corporate strategy,
financiak planning and
enterprise risk managemant
processes as appropriate.

For more infarmation, see our 2021 Sustamability Accounts al britishiand. com/data
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Governance

Board oversight of climate-related risks
and opportunities

Our Board Director responsible for
climate-related issues is Simon Carter,
Chief Executive Officer. Previously as
Chief Financial Qfficer, Simon chaired
our Risk and Sustainability Commiltees.
To ensure continuily and accountability,
lhese commitlees are currenlly chaired
by Interim Chief Financial Officer

Davig Walker.

As part of assuming this responsibility.
building his knowledge and informing our
approach, Simon took part in The Prince
of Wales’ Business & Sustainability
Programme at the Cambridge Institute
for Sustainability Leadership. The Board
is updated on climate-related issues at
least annually and has ultimate oversight
of risk management. Signilicant and
emerging risks are escalated to the Audit
Committee and climate risk is tracked as
part of our Enviranmental Sustainability’
principal risk category (see pages 78-87%.

Governance framework

Board

Executive and

Management

Audit Social
Committee Responsibility
Committee

Committee

Board of

Directors

Corporate

Risk Sustainability

Committee*

TCFD
Steering
Committee*

* Members include representatives from across
the business: Asset management, Development. Finance,
Investment, Procuremeant, Property management,
Risk management, Stralegy and Sustainability,

Our Board CSR Coammitiee meets three
times a year and oversees the delivery of
the Sustainahility Strategy, including the
delivery of the Pathway ta Net Zero and
the management of climate-related risks.
In Q4 FY21, the CSR Committee received
an update on the physical ¢limate risk
analysis which commenced during

the year.

Management’s role in assessing and
managing climate-related risks

and opportunities

The Board delegates responsibility
for analysing:

Climate-related risks to the Risk
Committee, which consists of the
Executive Committee and leaders from
business units, including procurement
and property management. Each
business unit maintains a comprehensive
nisk register, which is reviewed quarterly
by the Risk Committee Climate risks are
identified through a process involving trend
analysis and stakeholder engagement.
Identified risks are incorporated into our
risk framework and managed by the
appropriate business areas.

The TCFD Steering Comrnittee reports to
the Risk and Sustainability Committees,
both of which meet quarterly. Ultimate
oversight is at Board level, with aur
Corporaie Social Responsibility Commiltee
playing a rote from May 2019. Any
résulting disclosure requires

approval by the Audit Camrmittee.

British Land Annuat Report and Accounts 2021 4y



TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES [TCFD] continued.

Strategy

Impacts of climate-related risks and opportunities on our business
We consider climate-related issues within the tme horizons used In our corperate strategy:

Short term

Medium term Long term

Less than 12 months

110 5 years Sto 10 years

To daie, we have focused on climate-related risks and opportunities for short and medium term horizons. We provide further
disclosure on these risks in our annual CDP [CDP, formerly the Carbon Disclosure Project] response, available at britishland.
com/sustainability/reporting/latest-reparting.

Examples of climate-related risks

Extreme weather events

Short term risks

Higher {lood risks could increase insurance costs This could, in turn, increase service charge costs for customers.
Inability to sell or rent property assets at beok value. due to fleod risk.

Impact on corporate strategy

Flood risk assessments undertaken for our current portfolio.
99% of high risk assets have flood management plans.

Impact an financial planning

Flood risk is effectively priced inta aur valuations,

Flood risk factored into our process for acquisilions and developments.

Energy regulation

Medium term risks

Energy Performance Certificates [EPCs): the existing Minimum Energy Efficiency Standard IMEESI could be amended to
increase the mirimum standard from E 1o 'C" or '8 by 2030.

Impact ah corporate strategy

Our sustainability programme monHors the 76% of our portfolio with an EPC rating lower than B’ [by floor areal.

As parl ol commussioning net zero carbon audils, we are pitoting a sample of side-by-side NZC/EPC assessmenlts to
ensure the key racommendations of a NZC audit will deliver an improvemeant la the EPC rating as well.

Impact an financial planning

MEES noa-compliante would prevent us [ram leasing non-compliant space, posing a risk of revenue loss and a patential
bability from nen-compliance penzlties.

Exarnples of climate-related opportunities

Resource efficiency

Shaort term opportunity

Energy savings from the UK Energy Savings Oppartunity Scheme [ES0S).

Impact on corporate strategy

As part of camplying with E50%5 in 2019, we have idenlified initiatives representing £1.4m of capex investment that would
save L1 Zm annually and pay back in 13 months.

Impact en financial planning

The business cases for these capex investmenis are considered as part of our overarching financial process.

Energy sources

Short term opportunity

Revenue generaied from salar PV instalialions on our assets.

Impact an corporate strategy

lnstallation of on-site solar PV, with 11 assets generating 1.907 MWwh in 2020/21.

Impact on financial planning

The cost savings and revenue from exporting to the grid are faciored inte our financial planning.

Products and services

Medium term oppertunity

Achieving a rental gremium from high efficiency buildings with a Design for Performance approach.

Impaci on corporate strategy

Our Sustainability Brief for Developments and Operations sets out cur requirement for detailed energy modelling early
in the design stage ta inform design and set operational performance benchrmarks,

To learn from industry best practice, our developments at 1 Broadgate anc 2-3 Finsbury Avenue are bath ‘Pieneer
Projecis of the Better Buildings Partnership’s Design for Performance projact, designed using the NABERS UK energy
efficiancy rating system

Impact on financial planning

The expected rental premium achieved on high efficiency would be faclored inio our revenue forecasis in the
medium term.

Assessing the resilience of our strategy

Physical risk: Over the past year, British Land has been working with Willis Towers Watson to conduct a physical risk scenario
analysis, including future climaite scenarios with global temperature increases of approximately 2°C IRCP2.4] and 4°C [RCP8&.5).
The hindings of this analysis will be included in next year's Annual Report.

Transition risk: British Land will complete transition risk analysis over the upcoming year for inclusion in next year's Annual
Report. Over 2021, British Land completed several transition-focused projects including (il launching our Pathway to Net Zero,
il commencing our programme of net zero audits across the partfolio, and liiil achieving validation of our climate largets from
the Science Based Targets initiative {SBTI|.
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Risk management

Climate-related risks are identified and
assessed using our risk management
framework, set ouf on pages 78-87 of
this Report.

We consider climate change within cur
‘Enviranmental Sustainability’ risk, which
has been added as a standalone principal
nsk this year reflecting its significance

to both our business and our customers.
Alsg, the external aspects of climate-
related risks are incorporatad within

our ‘Catastrophic Business Event’

and ‘Political and Regulatory autlook’
principal risks. We define principal risks
as those with a substantive financial or
strategic impact on the business, high
likelihood of occurrence and medium/
high potential impact on our performance.
Our integrated approach combines a top
down strategic view with a complementary
bolttam up operational process.

Identitying and assessing
climate-related risks

As part of our top down strategic view,
our risk heat mapping process allows
us to detarmine the relative significance
of principal risks. As a principal risk
category, climate change is monitared
by the Risk Committee.

Qur risk register tracks:
i. Descriplion of the risk
lidentification]
i, Impact-likelihood rating
{evaluation enatling prioritisation]
iii. Mitigants [mitigation)
iv. Risk owner [monitering)

As part of our bottom up operational

‘process, we maintain Asset Plans which

include provisions for identifying climate-
related risks and opportunities, such as
fload risk assessments and audits to
identify energy saving epporiunities.

Our Sustainability Brief for Acquisitions
sets out our environmental eriteria for
acquiring a new property, including
energy efficiency and finod risk
categaries. Our Sustainability Brief

for Developments and Operatiens sets
out our environmental criteria for new
canstructions and renovations, including
requirements for energy efficiency, flood
risk, materials choice and embedied
carbon reductions.

Managing climate-related risks

Our process for mitigating, accepting
and cantrelling principal risks, including
climate-related risks, 1s set out on

page 78 of this Report.

We prioritise principal risks through our
corporate risk register and risk heat map.
The impact-likelihood rating, which is
evaluated during risk identification, is our
primary rmetric for prioritising risks. As a
principal risk category, climate change
risks are logged in our carporate risk
register and reviewed guarterly by the
Risk Committee, which comprises

the Executive Committee and senior
management. The Board is ultimately
respansible for and determines the
nature and extent of principal risks

iis willing to take to achieve its
strategic objectives.

Metrics and targets

Below are the climate-related metrics and targels against which we currently report.

Climate-related risks

2021 2020 00%

Policy and legal EPCs rated Fand G 5% 5% 5%
EPCsrated Aand B 24% . 29% 22%

Extreme weather Partialic at high risk of flaod (% by valuel 1% 2% 3%
High flood risk assets with flead managemen! plans [% by value| 99% 100% 100%

Resource supply

Percent of fresh water withdrawn in regions with high or extremely high baseline
waler stress

To be reported in future years

Climate-reiated opportunities

021 026 e
Rescurce efficiency  50% improvement in embodied carbon intensity of majar developments
completed from April 2020 {kg COe per sgm) 640 nr nr
75% impraovement in whale building carbon intensity of the managed
portfolio by 2030 vs 2017 [Offices) 1% 23% -
2%% improvement in whole building energy intensity of the managed
portfolio by 2030 vs 201% {Offices] % 16% -
Energy sources Electricity purchased from renewable sources 98% 6% F6%
On-site renewakble energy generation [MWh) 1.907 1,763 1131
Products and Portfolio with green building ratings (% by floor areal 27% 24% 8%
services Proportion of gross rental income from BREEAM certified assels
Imanaged portiolio] 53% nr nr
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STREAMLINED ENERGY AND CARBON REPORTING (SECRJ

Greenhouse gas reporting

Progress in 2021

Covid-19 and related government Building on our strong lrack record of In March 2021, we were pleased
restrictions had a dramatic impact improving the energy efficiency of our to announce that the Science Based
on our operational efficiency, with space, in 2021, we undertook eight Target initiative has validated that our
the carbon intensity across our office projects expecled to result in annual cermmitments to reduce greenhouse
portiolio reducing by 41% versus our 2019  energy use savings of 2.3m kWh and gas emissions align with a 1.5°C glebal
baseline. Despite this anomalous year, carbon savings of 653 tonnes, We have warrming scenario, the mest ambitious
as a partner of RE100, 93% of landlord commenced net zero carbon asset audits  designation available through the SBTi
procured energy comes fromrenewatle  at six of our places which will help process. Our key cammitments are:
so:rces, with 98% of electricity and identify more energy efiume.nF |n|t\at|yes = To reduce absolute Scope 1 and 2
80% of gas fram renewable sources. and we launched our Transition Vehicie o o

- ; . . . ) greenhouse gas emissions by 51%
Additionally, cur commercial offices to support the financing of these projects.

. 7 . - by FY2030 from a FY202C base year.
attained formal ISC 50001 accreditation The Transition Vehicle s funded by our To red < 1 GRS emissi b
for energy management during 2021 internal carbon tevy of E60 per tonne of - 0 recuce scope emissians oy

95% per sqm of nel lettable area over

embadied carbon in our new developinenls A
the same larget timeframe.

and this year financed an LED tighting
upgrade at Regent's Place.

Emissions intensity*?3 {tonnes C0O,e])

Year ended 31 Mareh 201 2020 w1e
Dffices: per sgm net lettable area® 0.047 0.087 0.3
Shapping centres: per sgm, common parts 0.021 0.0 0.034
Retail parks: per parking space 0.032 0.040 0.044
Shopping villages: per sgm To be reporled in future years
Retail, High Street: per sgm To be reparied in future years
Total managed portfolio: per £m gross rental and related income? 34.03 3805 46.21
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Absolute Scope 1 and 2 emissions and associated energy use*”

Tonnes COze MWh
Year ended 31 March 2021 2020 2019 2011 2020
Seope 1 Combustion of fuel;
Managed portfolio gas use and fuel use in British Land owned vehicles 6,252 6,327 6,433 33,75% 30,715
Scope 1 Operation of facilities: Managed portiolio refrigerant loss from
air condiiioning 411 418 123 - -

Scope 2 Purchase of electricity, heat, steam and
cooling for our own use: Managed portfolio electricity

Lecation-based 12,435 15,373 20,258 55,778 52,950

use for common parts and shared services - Market-based 839 649 1,549 - -
Total Scope 1 and 2 emissions and associated Location-based 19,098 22318 26.814 89.537 93445
energy use Market-based 2.1 7,615 8,105 - -
Proportion of Scope 1 and 2 emissions assured by an independent third party 100% 100% 100% 100% 100%
Proportion that is UK-based 100% 100% 100% 100% 100%

Absolute Scope 3 emissions - managed portfolio*®

Tonnes Cl:e

Year ended 31 March w2 2020
Landlord purchased energy: cccupier gas and electricity Location-based 24,498 33455
consumption, upstream impacts af all purchased energy

{including the fuels of on-site vehicles) Market-based 1,343 1624
Landlord purchased water: upstrzam impacis 584 285
Waste managemaent: downslream impacts 126 35
Major developments and refurbishments: embodied carbon 28,180 13,459
Propartian of Scope 3 emissions (above) assured by an independent third party 100% 100%

woom

[T

o

Wa have reporied on all emission sources required under the Compantes Act 2008 [Stralegic Report and Directors’ Reporis) Requlatons 2013 and the Companies
IDirectors” Reporil and Limited Liability Partnerships |Energy and Carben Repart] Regulations 2018 {'the 2018 Regulations’). These sources fall within our
consolidated financial statements and relste to head office activities and controlled emissions from our managed portfelio. Scope 1 and 2 emissions cover 99%

of sur multi-lel managed porifalio by value. We have used purchased energy consumptlion data, the GHG Prolocol Corporale Accounting and Reporting Standard
[revised edition} and emissian factors from the UK Gavernment's GHG Conversian Faclors for Commpany Reperling 2020

Ormissions and eslimations: Where asset energy and water ctata was partially unavailable, we used data Irom adjacent periods to estimate dala lor missing periods
In 2020/21, this accounts for 1.8% of 1elal reported energy consumption and 2.0% of total reported waler consumptian,

Gross Rental Income [GRI} from the managed porilolio comprises Group GRI of £382m (2020: £436ml, plus 100% of the GRIgenerated by joint ventures and funds ol
£299rm (2020: £287m, tess GRI generated assels outside the managed portfolio of £117m {2020. £212m1.

. For full Scope 3 greenhouse gas reporting, see the British Land Sustainability Accdunts 2021 at britishland.cem/data.
. Restatemenis: From 2071, intensity metrics are no longer degree day adjusted and previous years have been restated. Office intensity is reporied for Scopes 1-3,

retail intensities are reported for Scopes 1-2. The 2020 Scope 2-related MWh has been restated with mare accurale on-site salar power data, and the 2020 Scope 3
ermissions from landlord purchased energy has been restated with more accurate data.
Frem 2021, office intensily is reparted as whole building intensily and previous years have been reslated.
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NON-FINANCIAL REPORTING DISCLOSURE

Non-financial reporting disclosure

Qescription of Risk
Non-linantial area business medel argas! Policies Purpose and scepe Operatian and sutcome
Financial Crime We pperale a D.E Anti-Bribery and - Details the expected conduct of all These rebust policies arpund
Compliance zero-tolerance Corruption Policy British Lang siaff with respect to Financial Crime Cormpliance reflect
approach to bribery, relationships with suppliers, agents, our zerg-ltolerance approach to
corruption and fraud. public cfficials and charitable and such activity bath in and around 1he
Mare information is palitical orgamsalions busingss; they have been drafted to
available in the Audit - Qutlines stalf responsibililies provide for education and monitoring
Committee repart regarding the reparting of any in addition to deterrence and
on page 116, breaches and details consequences prevention. The policies are
of breaches tor stalf and the Grougp accessible by all employees via the
as a whole intranet and mandatory trairing is
- Pravides for stalf trainiag and rquire‘_:l for all staif in re}aliun t'u the
communication around the policy Anti-Bribery and Corruption Policy.
as well 35 monitaring and review Ant_\-Ffaud Palicy and Whlstleblpw1ng
by management Folicy. Our Whistleblowing service
can be accessed by all employees
Anti-Fraud Palicy - Provides for fraud prevention training should they prefer to raise a concern
for all British Land stalf and requires anenymaously instead of with thair line
stafl participation in any fraud risk manager. This is an independent and
assessments undertaken by the confidential telephone service and
Group where retevani web portal, British Land carries out
- Qutlines protocol for Lhe reparting due diligence on counlerparties {c
of suspected fraud with reference to comply with legistation on money
the Group's Whistleblowing Policy laundering and 1n pnahle it to
Whistleblowing - Provides cantact details for consider iaw 3 transaclion with
Policy the Groug's third-party the counterparty may reflect
whistlzhlowing service on British Land's reputation.
- Quilines the types of concerns The General Counsel and Company
1 that can be reported o the Secretary has overall responsibitity
whnsileblowing service Jor al! four pq!icies. These policies are
- Details safeguarding measures in regularly reweweAd and approved by
place lor stafl and outlines how the m_e Audit Camimiltee aJ_m_' anymall‘ers
Group witl respend in cases of raised ”".d”. these p o!_mes are subjeci
whistlgblowing to extensive invasligation by the )
Company. Regular updates are provided
Anti-Money ~ Lists “red llags™ detailing the kind ot {0 the Audit Commitiee regarding fraved
Laundering Palicy suspicicus activity thal may indicate and whistleblowing matters.
an attempl to launder money
- Details monioning and review
procedures under the policy
Environmental Our long term 11.2.8 Sustainability - Provides for sustainable decisions to Qur Sustainability Policy and Brief
Matters commitment o Policy be our “business as usual” approach were comprehensively updated

sustainability and
minimising our
enviranmental
impact is one of
British Land's key
differentiators. As
occupiers focus on
minimising their
carbon footprint, our
ability to deliver mare
sustainable space is
a key advantage.
See page 40.

Quilines our 2020 Strategy - our goals
ol making aur whole portictio net zere
carbon as well as growing sogal value
and wellbeing in the communities in
which we gperate

Sustainability Brief

Aligns with our 2030

Sustainability Strategy

Gives elfect to aur Sustainability Policy
Sets cul gur sustanability ambitions
and the KPls and standards required
to achieve them

in 2020 Our overall comritment
15 1o take decisions which are
environmentally and socially
intelligent and make sound financial
sense, This year we introduced an
internal carbon levy of £60 per
tonne of embodied carbon in new
developments ensuring that we
appropriately assess bolh the
linancial and the environmental
impact of aur deveteprments. We
participate in key ESG indices te
demonsirate our progress and
publsh social and emviranmental
performance data annually.

fur Head of Developmenis and Head
of Broadgate have overafl responsibilily
tor our Sustainability Beief and

our Chiel Financial Officer has

overall responsibifity lor our
Sustanabidity Pelicy.
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Oescription of Risk

Nan-financial area business model areas' Policies Purpose and scope Operation and aulcome

Sacial Matters  British Land has long 811, Sustainabllity See above A commitmant to good social practices
recognised that a 12,F.  Policy has long been high on oyr agenda, and
con_-nm'nmen_l w0 guod G.H Sustainability See above we place great impona‘qce on lhelway
sacial Pracllces is Griet we work with curnmu'nmes. suppliers
essential to the way we and pariners. We believe that
operale; as occupiers Local Charter - Qutlines our five key focus areas where we communication is key m ensufing we
increasingly consider the are active in lecal communilies: connection meel our sociat obligatians, and by
cantributien they make with local tammunities; Suppariing listening to the needs and concerns of
te saciety. our ability educational initiatives for local peeple; our stalf and communities we are better
to support them is an supporting local training and jobs: able to provide an environment that is
advantage. See page 4[. supporting lacal businesscs, and sate, inclusive and welcoming. In 2020

coniributing to local pecple’s we recognised the greater need ¢
wellbeing and enjoyment supporl mental wellbeing during a very
Supplier - Cutlines standards required of our suppliers chatlenging year which was affactad
Code of around a number of areas, including but not through regula_r outreach a_n‘d
Conduct limnited to: health and safety: working hours; engag.ement with communities,
responsible sourcing: community eccupiers and staff.
engagement; and enviconrmental impact Chief Financial Officer has overall
- Details our zere tolerance apgroach to: responsibility for our Locaf Charter,
child labour; ferced Labour; discrimination; our Head of Procurement has overall
and bribery, fraud and carruption responsibility for aur Supptier Code of
- Provides far monitoring. corrective action Conduct and He_ar_j.ol Oevelopments has
and reporling under the poticy. Work overall res_pons.'b.‘h.ty for aur Health and
Practice Audits are carried out on gur Safery qulry. All Haa_“h andSa{ety reporis
high risk suppliers. are provided to the Risk Commitiee.
Health and — Detaits how British Land will meet the
Safety Palicy requirernents of the Health and Safety
at Worlc Act 1974
~ Provides for mandatory training around
Display Screen Equipment and
Manual Handling
- Qutlines how health and safety matlers are
managed for staff, colleagues, service
providers and others affected by the
Company’s underiakings

Employees British Land requires 12,8 Employee ~  Sels cut mimimum standards required by alt British Land remains deeply commilled
our employses to act Code of employees in all their dealings in and on to creating an environment of farnass,
in ways that pramgle Conducl behalf af the Group inclusion and respect. Qur corporale
fairness, inclusion and - Gwes effect to our core values of Bring Your values underp n our commilment ta
resgect in their dealings Whote Setf. Build for the Fulure, Lisien and equality, diversity and integrity. We
with colleagues. Understand and Be Smarter Togethar recognise Ihat our workforce needs
customers, suppliers - Comprises a number of separate policies to reftect the communities we serve
and husiness partners. including but Aot Lirmited ta: our Equal in order to create spaces that are

Dpportunities Policy; our Disabted welceming to all, and our wur&qr_ng
Workers Policy; our Gender Identity and practices and employment palicies
Transgender Policy; and our Bereavernent, reflect the importance of secial harmony
Compassionate and Emergency Leave Policy 11 everything we do. This year we
updated our mandatory diversity and
inclusion training for alt stall and have
provided sessions on Anti-Racism and
Allyship as well as supporting our
Inclusive Netwarks in their activities
around celebrating diversity - including
Pride Manth, Black History Month,
Earth Day. National Single Parent Day
and tnternational Women's Day. Our
employment policies are made available
ic colleagues on the intrangt and are
reviewed annyaliy,
Fhe HR Director has averail responsibility
lar our employrment policies,

Human Rights  British Land recognises 8. F, Supplier See above British Land operates a zevo tolerance
the impertance of G Code of approach 10 human rights infringements
respecting human rights Conduct by any of our suppliers, cccupiers or
ATSSUISIACY ey = okaes s g e ST Wecamyou dechgeceon
Compact since 2009 Hurn_an_ procurerneni of specific materials gnd r_alr liers to d wate th
WU pac’ sihce . Traflicking treatment af workers on construction sites QuT SUPfHIETs to cemanslraie e same

e are commilled Staterment . . L. commitment la the prevention of human
- Qutlines strategy for reduction of risk in

ta the responsible
management of social,
ethical and envircnmental
issues across our supply
chain. For further
information about our
aclivities, ses our
Sustainability Accounts.

eur supply chains with regard Lo social.
environmental and ethical issues

Qur Anti Mgdarn Slavery training is
mandatory for all directly employed staff

rights abuses in their operations.

Qur Slavery and Hurman Trafficking
Staternent ¢an be found on our website
and is reviewed and updated annually.

1. Linkages to our Principal risks and other group risks which can be found on pages 78-87.
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PERFURMANCE REVIEW

Market
backdrop

Macro-economic context

The Covid-19 pandemic was the backdrop
for the entire financial year Three
naticnal lockdowns severely impacted
ecanomic activity, leading to the largest
annual contraction in GDP an recard at
9.9% for calendar year 2020. Howaver,
with good progress on the vaccination
programme, the Government has set out
a roadmap out of lockdown. In England,
restrictions started to ease in March 2021
with further stgnificant steps taken in
April, including the opening of non-
essential retail and outdoor hospitality
and in May, indoor hospitality was
permitted. As 3 result, growth is expected
to pick up in the coming guarters with
households having accumulated savings
throughout the leckdawn periods.
Censumer confidence has strengthened,
and the index is at ils highest since the
pandemic began. Unemployment has
increased to 4.9%, only 0.9 percentage
paints higher than a year ago but
reflecting continued support through

the furlough scheme. However, the
trajectory of the pandemic remains
uncertain, with a ctear risk io the
recovery posed by variants.

London office market

After a subdued first half, investrnent
activity rebounded strongly at the start

of the secand half, with nearly ESbn of
transactiens in the quarter to December
2020, representing nearly 60% of all deals
in the period. Asia-Pacific and European
investors have shewn a particular
readiness to look through the pandemic
and invest in prime Central London real
estate, reflecting its lang term, secure
income stream and attractive yields
compared to other global cities. The
reintroduction of travel restrictions
during the third lockdewn in January
2021 impacted activity in the final quarter
but underlying tundamantals remain

sound and interest rates low so we would
expect activity to pick up as and when
international trave! can resume. Prime
yields are ¢.4% and pricing has generally
been in Une with pre-pandemic levels

Occupational markets have been severely
disrupted by the pandemic, with activity
significantly down as businesses focused
on near term operational challenges and
postponed decisions on new space. As a
1esull, Central London take up in the year
was 64% below the long term average
although there has been an uplick in
activity mare recently. Prime, headline
rents were broadly flat, albeit on low
volumes bul incentives have increased.
The vacancy rate rose te 8.8% from

4.3% a year ago, but secondhand space
accounts far mare than 77% of supply
with tenant led space an increasingly
significant component. At the same

time, Covid-19 has clearly accelerated
trends in the way that companies use
workspace, sharpening their focus on
modern, high guality and sustainable
space which supports mare hybrid

ways of working. As a result, there is
encouraging interest on new space,
particularly from businesses with
requirements three to five years

out and 34% of developmenl under
construchion is currently pre-let.

Retail market

Investrment activity was mixed in retail.
Volumes were very low in shapping
cenires, where lot sizes are typically
larger, and confidence weakened through
the pandemic Covid-19 has underlined
the important role that well located.

out of town retail can play in cnline
fulfilment, strengthening investor
appetite and driving volumes up 14% to
£1.7bn in the pericd. Despite the national
lockdowns, there is a strong buyer pool
demonstrating renewed confidence in
the sector. kn particular, the market for
assets which are small-to-medium in

lot size. with secure, sustainable income
streams, has seen more activity. Demand
for standalone superstores was good
throughout the periad, again reflecting
their security of income, and there
remaims good investor appelite for
assets with alternative use potential.

Covid-19 has compounded existing
structural challenges for retailers by
accelerating the shift to online shopping,
which now accounls for 33% of retail
sales. As a result, more aperaters have
entered CVA or administration, but
stronger retailers are adapting their
business models to be successfulin this
gnvironment. Several operators, including
Next and M&S have identified out of town
retail parks as playing an important role.
They are more affordable to retailers and
can supporl an enline sirategy through
click and collect, facilitating returns

and ship from store. At the same time,
shoppers are more confident visiting
open-air lacations they can access by car
and where social distancing can be mare
easily managed so footfali and sales have
generally recaovered more quickly.

Logistics market

In logistics, tavestment volumes were
very strong at nearly £12bn over the

year with strong institutional demand
reflecting the very positive fundamentals
in this sector. In the occupational market,
take up for the year was more than 50m
sq ft, significantly ahead of the average
of .40m sq ft driven the growth of
e-commerce, with e-commerce and
online retailers acecounting for over

&0% of transactions. Vacancy rates are
declining across the UK but in London,
where space is most constrained and
demand is very strong, vacancy is around
2%. Within the M295, supply is focused

on Grade B and C space, which ig less
suitable for modern requirements

and there is a lack of Grade A space.
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PERFORMANCE REVIEW continued

Business
Review

Portfolio valuation

£9132m

Occupancy’

94.1%

Weighted average tease length to
first break

5.3 yrs

Total property return

(7.0)%

Gross investment activity

£1,690m

Lettings/renewals [sq ft) over 1 year

1.2m

0n a proportionaily censolidaied basis mcluding the
Group's share of jeint ventures and funds.

1. Where occupiers have entered CVA ar
admirisiration but are still Liable for rates, these
are trealed as accupied. If units in administration
are trealed as vacant, then the occupancy rate
would reduce from 24.1% lo 92.4%.

Partfolio performance

Valuation Total properky

Yalualion movement ERY movemant Yield shiftt return

At 1 March 2021 €m % Bps Y
Qffices 6,032 (3.8 07 9 {0 8}
Retail 2,592 [24.7) {14.8] +81 [19.1}
Retail Parks 1,367 {1841 {152 +45 {12.3)
Shepping Centres 894 {35.7 {20.3/ +143 {29.2]
Residential 121 11D.8) na +37 noea
Canads Water 387 12.5) na na {4.0
Total 9,132 110.8) (7.4) +33 17.04

The value of the portfolia was down
10.8%. The value of the Offices portfolio
was down 3.8%, weighted towards the
first hatf with values down just 0.8% in
the second half. Offices yields moved out
in the first hatf but were flat in the second
half. Pricing in the investment market
was broadly in line with pre pandemic
levels and supportive of values, although
increased availability put pressure on
lease incentives. Dfiice developments
again were up 0.9%.

Retail values were down 24.7%. Retail
parks were down 18.6%, but the rate

of decline slowed significantly in the
second half, when values were down 6 5%
compared o down 13.1% in the first half.
Shopping centres were down 35.7% in the
year. Both categories saw the rate of ERY
decline slowing over the year, bul there
was a nctable difference in yrelds, which
for shopping centres increased by 143
bps weighted toward the second hatf,
whilst the increase for retail parks

was lower at 45 bps with the majority

of the increase coming in the first half.
Shopping centres have been acutely
impacted by Covid-19 and investor
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senhiment here remains weak with little
transactional evidence to underpin value,
particularly for larger assets. Sentiment
has impraved in retail parks, where
investment activity has picked up over
the year

The value of Canada Water fell 2.5%.
down 6.0% in the first hatf reflecting aur
investment into the masterplan including
a new marketing suite but up 3.4% in the
second half on drawdown aof the headlease
iollowing the successful clearing of the
ludicial Review process.

Offices ogutperformed Central London
Offices in the MSCI benchmark by 120
bps and were n line with the All Offices
benchmark en a total returns basis.
Retail underperformed the MSCH Al
Retail benchmark due to our exposure

to shopping centres whach significantly
underperformed and where our weighting
is higher than the index. As a result,

and reflecting the continued strength of
industrials, the portfotio underperiormed
the MSC| Alt Property total retura index
by 820 bps over the period.



Rert collection
Year to March 2021’

As al 18 May, we have collected 83% of rent due between 25 March 2020 and 24 March 2027, Qi the remainder, 3% has been
deferred, 5% has been forgiven, 2% relates to tenants that have subsequently moved into administration and the residual 7%

is outstanding.

Renti due betwsen 25 March 2020 and 24 March 2021 Cifices Retait® Tatal
Recewed 9% 1% 83%
Rent deferrals 1% 5% 3%
Rent forgiven - 9% A%
Moved into administration - 3% 2%
Quistanding - 12% 7%
Tatal 100% 100% 100%
£225m £305m £530m
Collection of adjusted billing? 100% 83% 0%
March 2021 Quarter®
As at 18 May, we have collecled B4% of rent due between 25 March and 18 May. Of the remainder,’ 1% has been forgiven, 3% is
being paid manthly and 12% is outstanding. '
Rent dug between 25 March and 8 May Offices Retail® Tolal
Received 98% 72% 84%
Rent deferrals - - -
Rent fargiven - 1% 1%
Customer paid manthly 1% 5% 3%
Outstanding 1% 22% 12%
Total® 100% 100% 100%
£45m £50m £95m
Collgction of adjusted billing® 9% 76% 87%
1. As at 18 May.
2. Inciudes nan-oltice customers located writhin our London campuses.
3. Total billed rents exclusive of rent deferrals, rent forgiven and tenants moved lo monthly payments,
Capital activity
Oflices Retail Residential  Canada Water Total
From t April 2020 £m Em £m £m fm
Purchases’ - 284 - - 284
Sales? 1643 1558} 18] - 11.217]
Development Spend 98 3 ) 26 129
Capital Spend 35 25 - - 60
Net Investment {510} |244) 116) 24 1744)
Gross Investment 774 848 20 26 1,690
On a proportionally canselidated basis including the Geaup's share of joint ventures and funds
1. Includes the purchase of Heritage House, Enfield which exchanged and completed posi period end. a5 weil as the commilment to acquire the remaining 22%
interest of HUT at a GAV ¢l £148m.
2. includes Beaumant Leys sale for £9m which exchanged in the year and completed post periad end and St Anne’s sales tor £6m which exchanged in the year.
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PERFORMANCE REVIEW continued

The total gross vaiuve of our investment
activity since 1 April 2020 was £1,690m.
We made £1.2bn of asset disposals,
overall 6.2% shead of book value on a
hlended NIY af 4 6%. In Offices, we sold
E443m of assets 5.2% ahead of book
value; the most significant was the sale
of a 75% nterest in three West End
buildings to Albanz Real Estate for E401m
representing a blended NIY of £.3%. This
included York House where our head
office is based. We also sold the offices
and retail element of our Clarges scheme
in Mayfair for £177m at a NIY of 3.5%, and
Yalding House for £42m at a NIY of 4.4%.

In Retail, we sold £556m of assets overall
7.0% ahead of bock value. The most
significant transactions were the sale of
two Tesco superslores at our cenltres in
Milton Keynes and Peterborough together
totatling £149m and four standalone

B&Q stores totalling £100m. We sold

our Beaumont Leys shopping centre for
£72m i two separate transactiens and
two small retail parks in Linceln and
Newmarket for a combined total of £21m.
We sold our share of a portfolio of
reversionary interests in Sainsbury's
superstores for £102m and made further
sales of standalene assets, including

a Tesco in Brislingten for £42m and a
David Lloyd gym in Northwood for £51m.

In residential, we sold St Anne's, our
afferdable housing development at
Regent's Place for Eém and are under
offer on the final residential unit

at Clarges.

We made several notable acquisitionsin
Retail. In March 2021 we acquired The Al
Retait Park in Biggleswade, Bedfordshire
for E49mon a NIY of 8.3%. Thisis a
strong trading. modern, well located
scherne, easily accessible from the Al
and within the Oxtor¢-Cambridge arc.
We expect to deliver attractive financial
returns off stabilised rents and reflecting
our asset management expertise. We saw
a similar opportunity in HUT [Hercules
Unit Trust, which comprises ten prime
retail parks] and in February we voted lo
extend its terms, effectively committing
to the acquisition of the 22% interest we
de not own at March 2021 valuation. HUT
had a lock-through blended NIY of over
8%, and acquisition of the remaining
interest is anticipated for June 2021

at a gross asset value of E148m.

In May 2021, post period end, we
compteted on the acquisition of Heritage
House 5 216,000 sq {t urban logistics
warehouse in Enfield for £87m. This
asset s currently fully Let te high quality
occupiers Waitrase [for their North
Londen customer fulfilment centre] and
Crown Records Managemant and offers
significant redevelopment potential given
the opportunily to increase density.

Sustainability

We launched our 2030 Sustainability
Strategy in June, and building on our
progress gver recen! years, we achieved
some impartant milestones as we wark
towards our 2030 ambitions. Recognising
our strong performance, we achieved

a GRESB 5* rating and our climate
commitments have heen validated by
the Science Based Target initiative

as being in line with a 1.5°C global
warming trajectory.

Net Zero

We are committed (o achieving a net
zerg carbon portiolio by 2030 and this
year completed our first net zero carbon
devetopment at 100 Livergool Street. We
were able to retain half of the existing
structure ai this building and made

low carben choices throughout its
construction se embodied carbon was
tow at 38%kg CO;e per sgm, below aur
2030 target of 560 kg CO,e per sqm. We
offset residual embeodied carbon through
accredited schemes fram the Verified
Carbon Standard, split equally beiween
restoring 30,000 hectares of forest on the
Tibetan plateau and a teak afforestation
project in Mexico. We mirrored that with
an additional commitment in the UK,
supporting the pianting of 150,000 trees
in Cumbria and Scotland. As these
farests mature, they are expected to
offset an additional ¢.256,000 tonnes

of CO;e, which may contribute to the
cifsetting of future development projects.
We were aiso pleased to achieve
BREEAM Dutstanding certification and
arg on track for a WELL Gold Standard
certification for this building.

We committed to two new developments
in the year; in tine with our strategy both
developments will be net zero carbon.
At 1 Broadgate, we will deliver our maost
energy efficient building yet with energy
inkensity in line with our stretching

2030 target and the UKGBC's 2030-35
efliciency target. It is a ptoneer project
for adopting the NABERS UK Design far
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Performance approach, which provides

a methodolegy against which we can
design and test our plans to ensure we
stay on track to achieve our target energy
elficiency. The building will have solar
panels on the roof and use energy
efficient lighting and Lifts. Itincludes
more than 47,000 sg ft of roof terraces
and space for over 1,000 bikes. We are
targeting a BREEAM Qutstanding
certification, WELL Platinum rating for
wellbeing and WIRED Platinum rating for
digital connectivity. Its embodied carban
is above cur 2030 target at 01 kg CCye
ger sqm mainly due to the design which
includes terraces and a retail walkway,
improving the experience for occupiers
and visitors but resulting :n a higher
carbon footprint. However, we have a
goad track record of reducing ermnbodied
carbon against concept design. in
addition, we are actively salvaging
materials fram the current building for
re-use, iIncluding the existing grarite
facade which will be repurposed as
flooring. Al Norton Folgate, which
comprises three buildings, embodied
carbon is in line with our 2030 targets at
44ikg COze per sgm. The office buildings
will be all electric and include solar
panets on the rool and we are on track
tor a BREEAM Excellent rating in offices
and Very Good in retail. Its operational
energy performance will also support
progress towards our 2030 commitments
with a base build efficiency in line with
the UKGBC's 2020-2025 interim efficiency
target. Overall, average embodied carbon
in our development pipeline 1s 640 kg
COqe per sgm comparing well to our
2030 target of 500 kg CQze per sqm.

On the standing portfolio, building on
the strong progress we have made to
improve the energy efficiency of our
buildings, we are pileting net zero asset
audits to identify further energy saving
interventions, which if actioned, would
enable us to achieve our target of a 25%
energy intensity reduction by 2030. Six
audits have completed to date. This will
be supparted by our Transiticn Yehicle,
which was set up to finance the
retrofitting of our standing portfolic and
pay far cerlified offsets and is funded
by an internal carbon levy of £60 per
tonne of embodied carbon on new
developments as well as a £5m annuai
float. One of the first projects to benefit
has been an LED tighting upgrade at
Regent’s Place, saving ¢.100 tonnes

of carbon pa.



Place Based approach

This year. our community activities
focused on supporting the people in and
around our places who have been most
impacted by Covid-19. The strong local
parinerships we built up over more than
ten years of community engagement
were instrumental in ensuring that we
provided the appropriate support {o
those wha needed it most Wa funred 3
bespcke coaching programme through
The Business School [formerly Cass)
helping 25 lacal partners navigate the
crisis. We supported lecal toodbanks
including Lifeafterhummus at Regent’s
Place, where cur site teams and some
of our occuplers volunieered, the Euston
Faodbank and the Nourish Community
Foodbank, through Royal Victoria Place.
Recognising the severe impacl that
prelonged school clesures had on many
disadvantaged children, we worked with
the National Literacy Trust to provide
them with books and activity packs.
benefitting an estimated 3,600 famlies.

With retail and hospitality industries mast
acutely impacted by this year's lockdown,
our efforts have focused on supporttng
people who became unemployed in thase
sectors as a resuit. In Edinburgh, we
worked with long term partner Capital
City Partnership on a rapid retail recovery
plan that assisted gver 80 businesses
with recruitment and workforce needs
incluging advice on funding and furlough,
delivered traming and information
sessions to over 60 people and supported
30 jobseekers into ermployment. In
London initiatives included four virtual
work experience projects for over 200
young people, involving our customers
and local partners, Overall, nearly 1,000
people received meaningful employment
support, of which 344 moved into
employment [compared 1a 508 last yearl,
which s a fantastic achievernent in the
context of the pandemic and reflects how
quickly we were able to mobilise support.

To inform our longer term programme,
this year we commissioned independent
research into the social and econamic
issues facing the diverse communities
around 25 of our places. This work
demonstrated that while there were
shared themes, such as education and
employment, there were also specific
local challenges. In the coming year we
will work with local partners to target
the issues where we can make the
greatest impact.

Indicative image of Regent’s Place proposed public realm
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PERFORMANCE REVIEW continued

Campus
focused
London
offices

Portfolio valuation

$6,032m

Occupancy

94.1%

Weighted average lease length to
first hreak

5.5 yrs

Total property return

(0.8)%

Lettings/renewals Isq ft) over 1 year

168,000

Qn 2 proportionally censolidated basis including the
Group’s share of joint venlures and funds.

Campus operational and
financial highlights

Office values down 3.8%, with the
City down 4.6% and the West End
down 3.2%

- 9 bps yield expansicn. more
pronounced 1 the West End [+13 bpsl;
City [+2 bps)

- ERVs marginally up overall; down 1.6%
in the City; up 2.0% in the West End.
The increase reflects valuation
assumgplions regarding future building
refurbishments, excluding these,
ERVs are down ¢.1% overall

- Like-for-like income down 1.0%, driven
by expiries ahead of refurbishment

- Leasing activity subdued at 168.000 sq
ft {deals greater than one year] in
the year

- Tatal tettings and renewals at 395,000
sq fl; further 161,000 sq ft deals
agreed post period end, including
pre-let of 134,000 sq ft to JLL at
1 Broadgate, bringing lotal leasing
since 1 April to 556,000 sq ft

- Under offer and in negotiations on a
further 474,000 sq ft

- Investment lettings and renewals aver
one year, 2.3% ahead of ERYV

- 469.000 sg ft rent reviews agreed 9.7%
ahead of passing rent adding £1.7m
to rents

- Occupancy of 94.1%

- Rent collection high at 99% for FY21

Campus operational review

Campuses now account far nearly 0% ol
our offices portfolio. Located in same of
London’s most exciting neighbourhocds,
they are well-connected, high quality
environments which foster innovation
and creativity. As the nature of demand
changes, we are well placed to target
successful businesses in innovative
growth sectors as we have done
successfully at Breadgate. One clear
opportunity is in life sciences at Regent's
Place, benefiting from its location in the
Knowlegge Quarter.
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Occupancy remains high at 94.1%. We
benefit from a diverse portfolio of high
quality occupiers focused on financial,
corporate and media & technology
seciors. As a result, we have collected
virtually alt our rent for the full year [99%].

Leasing activity was inevitably impacted
by Cavid-19 as occupiers pastponed
decisions an new space o manage their
Covid response. As a result, total leasing
activity was 395,000 sq ft, inciuding
148,000 sq ft of deals over one year
12.3% ahead of ERV}. However, interest
returned towards the end of the year,
particularly on our development

space, where cccupiers with sizeable
requiremnants, two to three years in the
future are looking to secure space which
enables themn to perform at their best.
Encouragingly, we let a further 161,000
sq it post period end bringing total
leasing since 1 April 2020 to 556,000 sq ft,
we are under offer or in negotiations on
a further 474,000 sq ft.

Broadgate

Total leasing activity in the year covered
229,000 sq ft, including 124,000 sq fi of
long term deals, Post period end, we tet
a further 134,000 sq ft to JLL for their UK
flagship office at 1 Broadgate. This deal
represented nearly 30% of the offices
space in the building and demonstrates
JLLU's continuing conviction in the
importance of modern, high quality and
sustainable space. Similarly, TP ICAP
increased the size of their office at 135
Bishopsgate, signing for a further 20.000
sq ft and taking them to 143,000 sq ft.
We signed deals with William Blair at
Broadgate Tower (25,0001 sq ft and
Western Asset Management at 10
Exchange Square [12,000) sq ft, all ahead
of ERV. We also let 17,000 sq ft of fitted
space to Vorboss at Broadwalk House,
completing in just four weeks despite the
iockdewn restrictions. Rent reviews were
agreed on 257,000 sq ft, 4.2% ahead of
passing rent including 144,000 sq ft to
Mayer Brown at 201 Bishopsgate.



We continue to modernise our existing
space with asset management inshiatives
across the campus, the largest of which
is at 155 Bishopsgate [£35m our share).
Other projects include the part
refurbishment of Broadwalk House,
which cempleted in the year, and we
are on site with partial refurbishments
of Exchange House and 10 Exchange
Square. This investment ensures that
existing as well as new space is well
nositioned to benedt as oooupiers
increasingly focus on the best space

far their business. We are also on site
at Exchange Park, which wilt deliver

1.5 acres of green space, including
amphitheatre style seating and outside
events space which will be open to all and
a range of tree and plant life to support
biodiversity. Warks are due to complaie
at the end aof the year.

A number of exciting new brands have
opened at Broadgate, including the first
UK Eataly, an ltatian market concept
including restaurants and bars over two
floors and a terrace which opened at
135 Bishopsgate in April 2021, The new
retail line up at 100 Liverpool Street is
now open, including Gant, Watches of
Switzerland, Tammy Hilfiger and Kighls
and the UK's first John Reed Gym, with
live OJs 1s due ta open n the summer.
Storey is now apen at 100 Liverpool
Street, offering 48,000 sq ft of flexible
workspace, including Storey Club following
its success at Paddington Central.

The campus saw a valuation fall of 2.6%
reflecting mild yield expansion of 2bps
[all in the first hatf] and an overall ERV
decline of 1.3%. comprising a fall of 1.5%
in the first half, offset by growth in the
second half. Cccupancy 1s 92.0%, which
is lowear than September 2020, with the
inclusion of 100 Liverpool Street which
reached practical comnplelion in the year.

Regent’'s Place

At Recent’s Place, technology business
Anaplan signed for 13,000 sq ft at 338
Euston Road. We agreed 59,000 sq ft

of deals and a further 40.000 sq ft of
rent reviews, 21% ahead of previous
passing rent.

Aligning our campuses towards
innovative growth sectors and bustnesses
is a key area of focus. At Regent’s Place
we see 3 clear opportunity in life
sciences, reflecting its tocation within
London’s Knowledge Quarter a unique
part of London between Kings Cross,
Euston Road and Bloomsbury which is
home to aver 100 academc, cultural,
research, scientific and media
organisations. We are starting to see
early signs of interest and are under
offer on 20,000 sq ft to two occupiers

in this sector.

The campus was down 3.9% in value,
but benefited from an uplift at 1 Tritan
Square, due to profit release given

the proximity to practical completion.
Yield expansion was 17 bps overall, but
weighted towards the first half, partatly
ofiset by ERV growth cf 4.2% with a
number of buildings now being valued
on a refurbishment basis. Occupancy

is 76.1%.

Paddington Central

At Paddingien, cyber security software
company Trend Micro extended their
7.000 sq It lease at 2 Kingdom Street by

a further two years. We have agreed rent
reviews covering 109.000 sq ft, 17% ahead
of passing rent.

Pergala, the outdaor dining pop up an the
site of S Kingdom Street has performed
exceplienally well an re-opening and The
Cheese Barge, the latest addition to our
food & beverage ofter cpened in May.

This year, we were pleased 10 secure
planning permission for an extensive
upgrade to the public realm which will
transform the landscaping and revitalise
the amphitheatre with work due to
commence in the Autumn. Working with
our occupiers and local pariners, we
launched a community garden in April
2021 for local schools and community
groups and we are supporting The
Paddington Partnership to deliver a
waylinding narrative trail around the
area, inspired by community stories

and art.

The ¢campus saw a valuation falf of 2.4%,
reflecting yield expansion of 7 bps [all in
the first half] and ERV deciine of 0.3%
Values benefited trom progress made on
planning at 5 Kingdom Street. Cccupancy
is 98.4%.

Storey: our fiexible workspace brand
Storey cur flexible workspace offer, is
now operational across 348,000 sq {t. This
year, we launched a further 48,000 sq ft
of Sterey space at 100 Liverpool Street
which was 37% let or under offer at
launch to customers including ITAU BBA
International and Aperion Investment
Group. 13,000 sq ft has been allocated
to Sterey Club, which opened on 17 May
2021, providing ad hec meeting and
evenis space, as well as lounge and

catfé areas.

We have been encouraged by the
increase in activity in recent months, with
viewings and enquiries returning to pre
pandemic levels. Leasing activity covered
61,000 sq ft for the year with 14,000 sq ft
let since 1 April 2021. We have seen good
demand from larger overseas corporates
looking for a main UK office, generally
taking larger spaces on longer terms.
We have also seen several of our

existing customers scale up, including
recruitment company Sterm 2, BAI
Communications and Levin Group. We
are under offer on a further 48,0600 sq i
and occupancy at stabilised buildings
|let and under offer) is now 79%.

We are still achieving rents at a premium
of more than 30% to a traditional lease
and average lease length is 26 months.

Storey has proved resilient, with rent
collection for the year at 100% reflecting
the strength of its customer base. The
majority of occupiers are UK/European
headguarters, scale up businesses or
large multinationals. Only five customers
deferred rents in the first half and no
further deferrals were required in the
second half.
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PERFURMANCE REVIEW continued

Retail

Portfolio valuation {BL sharel

£2,592m

Qccupancy’

94.1%

Weighted average lease tength to
first break

5.1 yrs

Total property return

(19.1)%

Lettings/renewals [sg ft) over 1 year

962.000

On a proportionally consolidated basis ncluding the
Group's share of joint venlures and Junds,

1 Where occupiers have entered CVA or
administration but are stilt liable tor rajes, these
are treated as occupied. If units in administration
are treated as vacant, then the occupancy rate for
Retail would reduce from %4.1% to 90.5%,

Retail operational and
financial highlights

Total Retail portfolic value down 24 7%
reflecting the ongeing impact of
Covid-19 and higher vacancies

due to CVA and administrations

- Yield expansion of 81bps overall;
+143bps for shopping centres,
weighted to the second half and
+450ps for retail parks, waighted
to the first half

- ERVs down 16.8%:; down 20.3% for
shapping centres and down 15.2% for
retzil parks, weighted to the first half

- Like-for-tike incomne down 17.4%
including the impact of CVAs
and adminisirations

- Leasing activity ahead of last year
with 962,000 sq ft deals greater than
one year; 19% below passing rent

- Total leitings and renawals at 1.7m sq ft

- Strong pipeline with 583,000 sq ft
under offer, 5.8% below March 2021
ERV and 29% below passing rent

- Further 524,000 sq ft of rent reviews
agreed 2.3% ahead of passing rent

- Good occupancy levels at 96.1%

- Footfall since re-opening 88% of
same period in 2019; Like-for-like
sales 104% of the same period in 2019
{both excluding F&B|

- 71% of FY21 reni collected; 72% of
March 2021 quarter rent now collected

Performance review

Operational performance

Qur priority has been helping our
occupiers to trade safely when permitted,
keeping our centres full with the right
mix of retailers who are additive to our
places and maximising rent collection.
We are pragmalic and proactive in our
approach, working with successful,
financially strong retailers ta ensure
leasing structures are appropriate and
deliver sustainable cash flows. Often this
has meant accepting rents which are
below previcus passing renis, but are
more appropriate in the current
environment and sustainable

longer term.
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Despite a challenging occupational
markel, overall leasing volumes were
ahead of last year, with deals over one
year accounting for 79% of activity {by
rentl but were 11.5% below ERV and 19%
below previous passing rent. We have a
strong pipeline of deals, with 583,000 sq
ft under offer, of which 348,000 sq ft is at
our retail parks.

Retail parks, which account for 5%

of our Retail assets, have proved more
resilient throughout the pandemic. They
are well connected and affordable to
retailers meaning they play an important
role in a successful enline retail strategy
facilitating click and collect, returns and
ship from store. We have seen this trend
accelerate as rates of online shopping
have increased with shoppers more
confident visiting apen-air ecations

they can access easily by car and where
social distancing can be more effectively
managed. Shopping cenires account for
34% of our retail portfolic, with open air
covered schemnes compnising 12% and
traditional covered centres 22%. Many of
cur open air schemes were deliberately
acquired for their development potential,
including Ealing Broadway where we
kave the potential to deliver a fifth
London Campus

More retailers are assessing their
chysical footprint to ensure they have
the right space for their business model.
Examples include Home Bargains, who
have taken space at two of our retail
parks. the Kingston Centre, Milton
Keynes (20,000 sq ft] and Mayflower,
Basildon (15,000 sq t] and Aldi, who have
also taken space at the Kingston Centre
[23.300] sq ft and Crawn Point retail park
in Denton {20,000 sq ftl. We negotiated
five renewals and one new letting with
Sporis Cirect at our retad parks together
totalling 87,800 sq ft and four renewats
with Next totalting 56.600 sq ft. We were
delighled that Amazon Fresh chose our
Ealing Broadway centre for their first
physical stare outside North America.
We also agreed 53 rent reviews,
delivering a 2.3% increase in rent

on average.




Footfall and sales have recovered strongly since reopening. as set out below:

Performance since

FY21 performance reapening*!

Benchmark % same perod
% ol FY20  oulperformance™’ in 2019
Footfall
- Partfolio 40.3% +21 3ppt 88.3%
- Retail parks 69.3% +30 3ppt 99.8%
Retailer sales
- Portfolio 56.8% +14 &ppt 104.1%
- Retail parks 43.9% +21.7ppt 109.2%

. Excludes F&B and excludes assets for periods when non-essential refail was required to close.

. The pericd 11 April 2021 - 16 May 2021,

. Retailer sales benchmark: BOO High Street Index.

1
2
3. Footfall benchmark: ShopperTrak UK National Footlall Index,
4
5

Footlal! benchmark average includes year on two-year for the month of March 2021, retailer sales benchmark average excludes the las) week of March 2021 due 1o

lackdown annuvalising.

Inevitably, Covid-19 related restrictions
affected the cash flow of many of our
occupiers angd hence their ability to pay
rent. We have collected 71% of rent for
Y21 and 72% of rent for the March 2021
guarter (see Supplementary Tables for
full disclosure).

We have made good progress on rent
collection as a resuli of continuous
engagement with aur custorners across

the year. For thase customers most
affected, primarily smalter independent
businesses, we have agreed pragmatlic
and equitable solutions for the periods of
clasure which include menthly payments
and concessions. We have also engaged
on a case by case basis with larger
custorners facing cash flow difficulties.
often cambining our discussions on the
payment of legacy rents with thase on
lease extensions and leasing new space.
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CVAs and administrations

Cver the year, there has been an increase
in CVAs and administrations We have
seen 49 occupiers enter inta CVAs or
Administration accounting for 205 units.
Of these units, 66 have closed, 110

have seen reduced rents and 29 were
unaffected. Overall, this has resulted In
a £25.0m reduction in annualised reats.
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PERFORMANCE REVIEW continued

Development

Currant Cost io ERY

Sqh Value eomplete ERY Let

At 31 March 2021 ‘aco im £m £m £m

Recenily completed 520 403 - 19.4 15.5

Committed 1,247 657 488 65.1 6.9

Near term 1,154 1M 804 53.7 -
Magium term 8,847

On a proporticnally consaclidated basis including the Group's share of jomni venlures and funds {excepl area which is shown at 100%!.

Portfolio

Progressing value aceretive development
is one of our four priarities and we have
made excellent pragress i the year.
Recentty completed and committed
developments now total 1.8m sq ft and
are 50% pre let, securing £42m of future
rent. Tolal development exposure s now
5 3% of portfalio gross asset value with
speculative exposure at 6.6% [which is
based on ERV], within our internal risk
pararmneters of 12.5%.

The majority of space in our development
pipeline is either income producing or
held at low cost, enhancing our flexibility,
so we have attractive opiions we can
progress as and when appropriate. If we

were {0 comimit to our near term pipeline,

our speculative exposure would increase
to 10.7% of portfolic ERY. We continue to
create options for development across
our portfolio with 1.7m sq ft of detailed
planning permissions achieved in the
year and a further 1.2m sg ft under
consideration; we also delivered aver
8m sq ft of outline planning permissions
[based on gross external area, primarily
at Canada Water].

The construcbion market has been
impacted by lockdown so cost inflation
remains low at ¢.0.5%. The FY20/21
pipeline has shifted outwards, with
reduced competition driving down
prices, bul with sarne upward pressure
likely given reduced labour gvailability,
consirained logistics and fluctuating
material costs as a result of Cownd-19
and Brexit. Our Brexit risks were

tightly controlled with limited effects
felt from the transition, Qverall, inflation
is expected to be flat in the current year,
increasing steadily through 2022 and
2023 to recent norms af 3%.

1]

Campus developments:
further enhancing the

mix of uses

Oevelapment is one of the key ways

in which we realise the potential of our
Campuses. Through development and
comprehensive refurbishments, we are
providing modern, sustainable space,
built around the evolving needs of our
customers. More than ever, the ability to
deliver this into environments which are
safe and engaging will be an advantage,
generating a lasting positive impact
beyond the indwidual buitdings.

Completed developments

We reached practical completion at 100
Liverpool Street 520,000 sq ft] in October
2020 and in March 2021, 10C Liverpool
Street became gur first net zero carbon
development, when we offset the residual
carbon associated with this building.

The bulding is 81% let, rising to 89%
including 48,000 sq ft allocated to Storey
which taunched in February 2021.
Occupiers at the building include
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Peel Hunt, SMBC Europe and Milbank
Tweed. 68% of the retail space is let or
under offer and with let space now open
in line with Government regulations

Committed developments

Our committed pipeline now stands at
1.2m sq ft, comprising 1 Triten Square

at Regent’s Place, Norton Folgate and

1 Broadgate. 1 Broadgate (544,000 sq ft}
will be wre of the mast energy efficient
buildings we have delivered and aligns
with JLL's net zero carbon ambitions.
Demalition of the existing buildings
commenced in May 2021. Norton Folgale
1s @ 334,000 sq ft scheme, comprising
302,000 sq ft of oftice space, alongside
retail and leisure space creating a rmixed
use developmen which is in keeping with
the historic fabric of the area. Benefitting
from its locatien in Shoreditch, close to
Shoreditch High Street and Spitalfields
market, this building is ideally suited to
technology and creative firms and we
expect to ganerate higher rents closer

te completion when the buildings can

be viewed.



At 1 Triton Square, Regent’s Place, we
are fully pre-let on the office space to

Dentsu Aegis Network on a 20-year lease.

Progress at this development has been
slower as a result of social distancing
requiremants but we reached practical

completion after the year end in May 2021.

Near Term pipeline )
Our near term pipeline now covers 1.2m

sq ft with the first phase of Canada Water,

comprising three buildings, accounting
for hatf of that. Building At at Canada
Water provides a mix of office, retail and
residential space over 272,000 sq ft. A2
is an office-led building, including a
new leisure centre built for the London
Berough of Southwark, altogether
covering 248,000 sq ft. ®1is a solely
residential building, praviding 79
altordable homes. We are targeting
BREEAM CQuistanding on all the office
space and Home Quality Mark Beta 3*
on the residential. Enabling works have
cemmenced and we expect to place the

main build contracis in the coming months.

At 5 Kingdorn Street, Paddington Central,
our planning application fo increase our
consented scheme from 204,000 sq ft to
438,000 sq ft was approved by the Mayor
in October 2020. Phase 2 of our mixed
use develppment at Aldgate accounts for
the remaining 136.000 sq ft. This phase
will deliver 159 build 1o rent homes with
§9,000 sq ft of office space as well as
retail accommodation. We have planning
consent for the building and will be in

a positian to start on site in calendar
Q42021

Medium Term Pipeline

The maost significant campus scheme

in our medium term prpeline, outside
Canada Water, is 2-3 Finsbury Avenue at
Broadgate where we recewved consent for
our revised scherme covering 704,000 sq
ftin the year. Qur new plans add more
than 130,000 sgq fi to the previous
consent. This building will target the
BREEAM "Outstanding certification in
construction. The building s currently
generating an rnceme through short
term, more flexible lettings, including
40,000 sq ft allocated to Storey Tha
further phases at Canada Water cover
4.5m sg it of mixed use space.

Retail & Fulfilment
development: enhancing
and repositioning our
portfolio for the future

We are unlikely to undertake standalone
retail development in the near term but
we are actively identifying opportunities
for the development of urban logistics
space on our partfolio and potential
acquisitions. In addition, we have a
number of mixed use oppartunities

at our retail centres which align well

to our strategy.

Opportunities to add uses

At Ealing Broadway, we completed

the successful refurbishment of 54

The Broadway, our first coffice scheme

in Eating in Decembar 2020 which is
fully let to the Oepartment of Wark

and Pensicns. We are working up plans
for 2 comprehensive refurbishment of
Internationat House, which is returned
o us in mid 2022, as well as an exciting
redevelopment of 10-40 The Broadway,
an office led mixed use scheme covering
303,000 sq ft that will sit adjacent to our
Eating Broadway shopping centre outside
the new Crossrail entrance. At Eden
Walk, Kingsion [jointly owned with USS)
our consented mixed use development

plans include 380 new homes, alongside
shops, restaurants and 35,000 sq ft of
flexible office space.

We are scoping the broader retail
portfolio for siternative and additional
use ogportunities. Following an initial
assessment, we have identified Z.4m sq ft
of apportunities with the most significant
being togistics on the surrounding land at
Meadowhazll and Teesside ltogether c. 1m
sq ft]. At Meadowhall, we have existing
outline planning permission on a
development plot separate frem the
shopping centre and would expect to
submit 2 reserved matters application
this year. At Teesside, we have a similar
opportunity on land outside the retail
park and are working up our plans for a
logistics use. We made our first logistics
acquisition of 3 warehouse in Enfield
covering 215,000 sq ft in April 2621
Located inside the M25, this site is

a prime urban logistics site and the
coverage is low at c.40% presenting a
clear oppartunity to increase densification
by expanding the footprint as well as
through multi-level development. The
planning environment in Enfield is
supportive for intensification of uses,
particularly logistics In the meantime, the
site is fully let and is highly reversionary.
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PERFORMANCE REVIEW continued

Canada Water: 53 acre
masterplan for a new urban
centre in Central London

Highlights

- Planning secured on Canada Water
Masterplan, a Sr sq ft mixed use
scheme in May 2020

- Drawdown of 500 year headlease
with Southwark Council compteted
in December 2020

- Signed first pre-let with higher
education enterprise, TED{-London
for their new campus

- Targeting annual development returns
1n the low teens

- Advancing plans to bring in partners
to support the delivering of the
wider scheme

- Net valvation movement down 2.5%
but with an uplift of 3.4% in the second
hall, reflecting headlease drawdown

At Canada Water, we are warking with the
London Borough of Southwark to deliver
3 5m sq ft mixed use scheme, including
around 3,000 new homes alongside a mix
of cammercial, retail and community
space. The site is located on the Jubilee
line and the Lendon Dverground, making
it easily accessible from London Bridge,
the West End, Canary Wharl, Shoreditch
and South West London. It will also be an
indirect beneficiary of Crossrail, which
will free up capacity on the Jubilee Line
between Canary Wharf and Bond Street.
It covers 53 acres including the dock area,
providing 48 acres of developable tand.

tn May 2020 we secured outline

planning permissicn on the entire 5m sq
ft masterplan, including detailed consent
on the first three buildings, covering
582,000 sq ft. 'n December, having
successfully overcome a Judicial Review
challenge, we completed the drawdown
of the 500-year headlease with Southwark
Council, effectively combining the

ownership of all our assels af Canada
Water into a single 500-year headlease
with Southwark Council as the Lessor. The
headlease allows for the comprehensive
redeveloprnent and investment in the
site, with Southwark Council owning an
initial 20% interest and with the ability

to partiripate in the development. up

to a maximum of 20% with returns
pro-rated accordingly.

This is a ten to twelve year programme
for which we wilt target annual
development returns in the low teens.

In parallel, we are advancing plans to
bring in partners to support the delivery
of the wider scheme and have had some
encouraging conversations. We have
commenced enabling works for the first
phase and expect to place the main build
coniract in the coming months.

The first three buildings will deliver

265 homes, of which over 35% will be
afferdable [split 70% social rent and
30% intermediate housingl, as well as
cammercial space, public spaces and
improved pedesirian connections. As part
of our commitment to the early delivery
of affordable housing, we will deliver
building K1 which is solely residential,
comprising 79 homes [ail affordablel

in Phase 1. The other buildings in that
phase are A1, which provides 186 homes
{including eight affordable] alongside
offices and a small amount of retait
space, together covering 272,000 sq {t
and A2, which is offices-led but includes
3 56,000 sq ft leisure centre within the
248,000 sq ft building.

We are exploring a range cf alternative
uses, including healthcare, lite sciences,
senior living and higher education, and
we are pieased that, higher education
provider, TEDI-London a globat partnershkip
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with King's College London, Arizona State
University and UNSW Sydney has chosen
Canada Water as the location for its new
campus. TEDI-London has taken an mitial
13,000 sq ft for their modular campus
with the option to expand to 40,000 sq ft
which we will deliver in phases as the
organisation grows. Longer lerm, we plan
to work with TEDI to deliver a permanent
heme for around 1,000 students within
the Canada Water Masterplan. These
plans align with our wider strategy to
focus the business on growing sectors
and demonstrates strong progress against
our priority to realise the potential of our
campuses. Our planning permission at
Canadz Water is deliberately flexible so
as we move forward, we can take account
of changes in demand by amending our
oftices, residential and retail allocations
as apprepriate.

Sustainability

The Canada Water Masterplan will be
one of the most genuinely sustainable
regeneration projects in the UK.
Sustanability is engrained in all aspects
of the masierptan, with a key focus on
delivering net-zero carbon, pramaling
wellbeing and significantly

increasing biodiversity.

We are reducing embodied carbon in
construction and minimising carbon
emissions during operation through
efficient design, the use of low carbon
materials [such as high recycled content
in steel and 'earth-friendly concrete)
and new bullding technologies. We are
also adopting NABERS UK Design for
Performance modelling to design to

the highest etficiency and performance,
whilst also allowing for future adaptation
to suit emerging green technologies, K1
will be one of our first all-electric buildings

All buildings will target BREEAM
Certification [Commercial Qutstanding,
Retatl Excellent, Residential Home
Quality Mark| and as part of aur holistic
approach ta sustainability, the Canada
Waler Masterplan will also achieve
BREEAM Communities Cerbfication.

Wellbeing principles are at the heart of
the Canada Water Masterplan and we
aim 1o create an environment, accessible
ta all, that iinks people and places. We
will enhance the individual experience
through the use of smart technologies, by
improving local air guality and providing
access to nature. We wiil increase



biadiversity through the enhancement of
existing green spaces and creation of 12
acres of open space, including 3 3.5 acre
park. connected to 130 acres of parks,
woodlands and waier.

Working with local communities

We are excited to be making progress
at Canada Water and we recognise that
developing such a large part of Landon
carries real responsibilities ta the
community that lives, warks and studies
in and around the area. We worked with
Southwark Council to develop a Social
Regeneration Charter lo capture local

residents’ pricrities for the developrnent,

which commuts us to werking in
partnership to deliver n these.
This approach is now a model for
development across the borough.

Thus year we have worked closely

with our community partners to support
those most impacted by Covid-1%. We
provided increased funding to grassroots
organisations and local charities such
as Time & Talents, whoran a foodbank
close to Canada Water and five of our
local partners now receive professional
coaching support via The Business
School fo support them and their
organisations ta emerge from this crisis.
Our partnership with Canstruction Youth
Trusl continues io grow, despite the
restrictions, they delivered meaningful
employer engagement to over 800
students at schools loca!l to Canada
Water. We are continuing to work with
Tree Shepherd to provide low-cost
workspace with business support and
advice to help local entrepreneurs get

their businesses off the ground.

The project aims to become self-
sustaining and create a network of logal
entrepreneurs lo inform the ongoing
programme and maximise outreach
within the local community. We have
also signed up to the Southwark Stands
Together pledge which sets out five
commitments to tackie racism and
ingquality in the borough of Sauthwark.

Valuation

The nat valuation movement for Canada
Water over the year showed a fall of 2.5%
to £387m with values down 6.0% in the
first half, reflecting continued investment
to support the delivery of the Masterplan,
such as a new marketing suite. We saw
an uglift of 3.4% in the second half
reflecting the drawdown of the headlease.

Canada Water Masterplan
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FINANCIAL REVIEW

Finance review

“This has been a
unique year and
we have clearly
demonstrated
resilience.”

David Walker
interim Chief Financial Officer

Underlving Profit

Year ended 31 March 2020 202 Em

Underlying Profi1'? £306m £200m  Underlying Profit for the year ended 31 March 2020 306

Underling earning per share'? 327 18.8p  Like-for-iike rent [incl. CVA and administrations) (431
IFRS floss| after tax £(1.114]m £(1,083lm  Provisions for autstanding rents, service charge and

Dividend per share 15.97p 15.04p deferred rents' 159
Total accounting retu=n'? 111.0%) 115.1%] Provisions for tenant Incentives 2

EPRA Net Tangible Assets Finance cost reduclions 8

per sharg'? 173p &48p  Nel divestment 21}
IFRS net assels £7,14Tm £5,983m  Developments 10

LTv4s 34.0% 32.0% Fees & other income (2
Weighted average interest rate® 2.5% 2.9% Underlying Profit for the year ended 31 March 2021 20

1. See Glossary on website for definitions. 1. The year on year impact of provisiens lor oulstanding rents, service charge

2, See Table 8 within supplementary disclasure for reconciliations o IFRS metrics. and delerred rents was £5%m. This reflects the difference beiween the £65m

3. See Note 2 within the financial statements for calculation, charge to the income staternent in the year to 31 March 2021 las disclosed

4. See Note 17 within the financial statemenits for calculation and reconciliation to in Note 13 of the financial statements| and the £ém charge in the year to

IFRS metrics.
. On a proporiionally consolidaled basis including the Group’s share of joint
ventures and funds

wn

Overview

Financial performance for the year has been significantly
impacted by Covid-19 and an already challenged retail
environment. Underlying Profit is down 34.3% at £207m, while
underlying earnings per share (EPS] is down 42.5% at 18.8p.
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31 March 2020

Undertying Profit decreased by £105m, primarily due to
prowisions for outstanding rent, service charge and rent
deferrals made in {ight of Covid-19, as well as a reduction in
like-for-like rents and the impact of dispasals made during
the period. Lower markel (iterest rates alongside our hedging
approach and financing activity increased Undertying Profit

by £8m.

Net divestment decreased earnings by £21m in the year.
Proceeds from sales have and will be deployed into our value
accretive development programime. The recently completed
and committed schemnes are expected to generate earnings
accretion of £50m, of which 50% is already pre-let.



Since April 2028, we have completed £1.2bn of asset disposals.
cveralt 6.2% ahead of book value. This included E556m cf

retail dispasals, primarily the sale of three Tesco supersiores
totalling £191m and four standalone B&Q steres totalling
£100m. We sold our Beaumont Leys shopping centre far E72m
in two separate transactions and two retail parks in Lincoln and
Newmarket for a combined total of £21m. We sold our share of
a portfolio of reversionary interests in Sainsbury’s superstores
for £102m and made further sales of standalone retail assets,
including a Tesco in Brislington for €£42m and a David Llayd
gym in Northwood for £51m.

Wa completed £643m of office disposals since November; the
most significant transaction was the sate of a 75% interest in
a portiolio of three buildings in the West End to Allianz Real
Estate for £401m representing a blended NIY of 4.3%. We atso
sold the offices and retail element of gur Clarges scheme in
Mayfair for £177m at a NIY of 3.5% and Yalding House for
£42m at a NIY of 4.4%.

Overall valuations have reduced by 10.8% cn a proportionally
consolidated basis resulting in an overall EPRA NTA per share
decline of 16.3%.

Financing activily of £1.6bn included the extension by a further
year of £1.1bn unsecured bank facilities: £650m RCFs were
extended to 2025 and in March 2021 our £450m ESG-linked RCF
was extended to 2026. New loans of £460m were arranged, for
British Land, HUT and our new Joint Yenture with Allianz.

LTV has decreased by 200bps during the year to 32.0%. The
arimary driver of the movement was asset disposals which
reduced LTV by 780bps. This was partially offset by valuation
declines adding 420bps and developmen! spend adding 140bps.

As a result, our financial position remains strong with £1.8ba
of undrawn facilities and cash and ne requirement to refinance
until early 2023. We retzin significanl headroorm to cur debt
covenants, meaning the Group could withstand a further fall

in asset values across the portfolic of 46% prior to taking any
mitigating actions.

Fitch Ratings as part of the annual review in August 2020
affirrmed all cur credit ratings, including the senior unsecured
rating at "A’", with a Stable Outlook.

Presentation of financial information

The Group financial statements are prepared under IFRS where
the Group's interests in joint ventures and funds are shown as
a single line item on the income statement and balance sheet
and all subsidiaries are consolidated at 100%.

Management considers the business principally on a
proportionalty consalidated basis when setting the skrategy.
determining annual prioritias, making investment and financing
decisions and reviewing performance. This includes the Group's
share of joint ventures and funds on z line-by-line basis and
excludes non-contralting interests in the Group's subsidiaries.
The financial key performance indicaters are also presented

on this basis.

A summary income statement and summary balance sheet which
reconcile the Group income statement and balance sheet ta
British Land's interests on a proportionally consolidated basis
are included in Table A within the supplementary disclosures.

Management momtors Underlying Profit as this mere
accurately reflecis the underlying recurring performance of cur
core property rental activity, as opposed to IFRS metrics which
include the non-cash valuation movement an the property
portfolio. It is based on the Best Practices Recommendations
of the European Public Real Estate Association [EPRA) which
are widely used alternale metrics to their IFRS equivalents.

This year, the Group has adopted the new EPRA NAY melrics;
Net Reinvesiment Value [NRY], Net Tangible Asseis [NTA] and
Net Disposal Value [NDV). We are reporting NTA in place of the
previcus EPRA net asset value INAV]. Similarly, NDV replaces
the previous EPRA triple net asset value measure INNNAV].
The total accounting return is now calculated based on EPRA
NTA, Defimtions of these metrics are shown in Table 8 of the
supplementary disclosures.

Managemenl momtors EPRA NTA as this provides a
transparent and consistent basis to enable companson
between European property companies. Linked to this, the

use of Total Accounting Return allows management to monitor
return to shareholders based on movermnenis in a consistently
applied metric, being EPRA NTA, and dividends paid

Loan to value [proportionally consotidated] is also monitored
by management as 2 key measure of the level of debt employed
by the Group toc meet its strategic objectives, slong with a
measurement of risk. It also allows comparisan to other
property companies who similarly monitor and report

this measure.

Income statement
1. Underlying Profit
Underlying Prafit 1s the measure thal we use ta assess income
performance. This is presented below on a proportionally
consalidated basis. No company adjustments have been made
in the current or prior year and therefore this is the same as
the pre-tax EPRA earnings measure which includes a number
of adjustments to the IFRS reported loss after tax.
2020

2o

Seclion Em £m
Gross renial income 560 508
Property operaling expenses 82} 1141)
Net rentat income 1.2 478 387
Net fees and other income 13 11
Administrative expenses 1.3 [74) 174
Net linancing costs 1.4 il [103)
Underlying Profit 306 201
Underlying tax charge - (26)
Non-contrelling interests in
Underlying Praofit 12 J
EPRA adjusiments' 11.432)  11,261)
IFRS [loss) after tax 2 {1,114) 1,083
Underlying EPS 11 327p 18.8p
IFRS basic EPS 2 ool [(111.2)p
Civicend per share 3 15.97p  16.04p

1. EPRA adjustments consisl of invesiment and development property
revaluztions. gains/losses on invesimend and trading progerty disgosals,
changes in the fair value of financiat instruments and asscciated close out
cosls. These iterns are presented in the ‘capital and ather’ columnn aof the
consolidated wincorne statement.
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FINANCIAL REVIEW continued

1.1 Underlying EPS

Underlying EPS is 18.8p. down 42.5%. This reflects the
Underlying Profit decline of 34.3% and an underlying tax
charge of E26m, partially offset by the impaet of prior year
share buybacks. The lax charge follows the temporary
suspension of the dividend which resulied in a shartfall in

our REIT property income distributions, creating a corporation
tax Lability. With the reinstatement of the dividend, we do not
expect this to repeat in future years.

1.2 Net rental income

. The year on year impaci of provisions for oulslanding rents and service charge
was £53m. This reflects the difference between the £59m charge ta the income
statementin Lhe year o 31 March 2021 (25 disclased in Note 13 of the financiat
statemnentis] and the £6m charge in the year to 31 March 2020.

Net sales of income producing assets over the last 24 manths

reduced nei rents by £25m in the year, Proceeds from sales

are being reinvested in the commiited development pipeline
which 1s expected to delrver £85m in rents in future years and
including the recent commitment of Norton Folgate and

1 Broadgate, is already 50% pre-let.

Retail like-for-like net rental decling I1s 17.4% in the year.

This reflacts the impact of CVAs and adrninistrations, declining
ERVs, longer void periods and reduced car park income over
the closure pericd. The offices portiolio saw a like-for-like
decline of 1.0%, which was primarily driven by expiries at
Exchange House and 135 Bishopsgate ahead of refurbishment.
OHice developments contributed £14m of new rental inceme,
with 135 Bishopsgate and 100 Liverpool Street completing
earlier in the year.

In light of Covid- 1%, provisians made against trade debtors
increased by £53m caempared to the priar year. In the March
2020 quarter we deferred rent of £10m which is held as accrued
income, and an impairment of £6m was made against this to
account for risk to recaverability over the next three quarters.

We take a systematic approach to provisioning for rent
receivables, based on bolh aging profile and credit quality.

We are provided at 66% on rent receivables and service charge
based on balances cutstanding at year end When taking into
account post year end rent receipts of £24m this increases to
85% for trade debtors. Further detail on balances. provisions
and the charge in FY21 made against them are set out in the
table below:
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Deblor Provision % provided Fr 21
Receivables palance balance tor impact
Less than 20 days £45m £14m N%  £l4m
90 - 182 days E£20m £14m 70% El4m
183 - 365 days E3im £31m 100% £31m
More than 365 days E13m £13m 10% -
Trade debtors £109m £72m 6% £59m
Deferred rents £10m E&m 50% £6m
Total €117'm £78m b4% €45m

The aluve balances are presanted on a praportionally consotidated basis, net
af VAT,

The table below presents trade debtors and the assaciated
provision balance by both aging profile and {evel of credit risk:

Trade deblors

Cvas &
Low Medium High adming Tatal
Less than 90 days £22m £5m  E£10m £8m  E£45m
90 - 182 days E£6m £2m £4am £8m  £20m
183 - 365 days £5m E3m £€ém  E17m  £31m
More than 345 days E2m - £Im £8m  £13m
Total €35m E£10m  €23m €41m E£109m

Provisian balance

tvas &
Low Medium High adm.ns Tatal
Less than 90 days £im £im £4m £6m  £14m
20 - 182 days £Tm ETm Lam £8m  £14m
183 - 365 days £5m £3m £ém  E¥7m  £31m
More than 365 days £2m - £3m £8m  £13m
Total £9m €5m  £17m  £4Im €72m

The abave balancas are presented on a proporiionaily censolidated basis, nat
of VAT,

The impact of provisions made against tenant incentives
decreased by £2m compared to the previcus year, with a
£18m provision charge recognised in the year.

1.3 Administrative expenses

Administrative expenses have been of particular focus a¢rass
the business this year, and despite the cosi resulting from our
Covid response, they have remained flat on the prioryear, at
£74m. The Group's EPRA operating cost ratic increased to
37.9% [2019/20: 23.5%} as a result of a significant increase in
property outgoing expenses due to provistons made 1 resgect
of rental debtors, accrued income and tenant incentive, as
well as lower rental income following sales activity. Excluding
provisions made in respect of tenanat debtors, accrued income
and tenant incentives, the Group’s operating cost ratio is 20.7%
[2019/20: 18.7%].

1.4 Net financing costs



Financing activity undertaken over the last 24 months has
reduced costs by £5m in the year, predominanily as a resutt
of prior year debt liability management, partially offset by the
repayment of the £350m 2ero coupon convertible bond atts
maturity in June as planned using existing facilities.

We have a balanced approach to interest rate risk management.
At 31 March 2021, we were fulty hedged on a spot basis, and

we had interest rate hedging on 78% of our projected debt on
average over the next five years, Qur useg of interest rate caps
as part of aur hedging means that the cost of around half of our
debt benefits while market rates remain iow and, compared te
the prior year, we've seen a £7m reduction in finance costs
from the impact of lower market rates year on year. Qur
weighted average interest rate remained low at 2.9%.

The reduction in finance costs from net divestment 15 due 1o the
proceeds from £1.2bn of gsset disposals, being used to repay
our revolving credit facilities, as well as being reinvested into
development pipeline.

2. IFRS loss after tax

The main difference betwnen IFRS loss after tax and
Underlying Profit is thal {FRS includes the valuaticn movement
on investment and Irading properties, fair value maverments on
financial instruments and capital financing costs. In addition,
the Group’s investments in joint ventures and funds are aquity
accaunted in the IFRS income statement but are included on

a proparthionatly consolidated basis wilhin Underlying Profit.

The IFRS loss after tax for the year was £1,083m, compared
with a loss after tax for the prior year of £1,114m. IFRS basic
EPS was [111.2)p per share, compared to [110.0)p per share
in the prioryear. The IFRS {oss after tax for the year primarily
reflects the downward valuation movement on the Group's
properties of £888m, the capital and other income loss frem
joint ventures and funds to £409m and the Underlying prafit
of £207m. The Group valuation moverment and capital and
other income loss from joint ventures and funds was driven
princtpally by outward yield shift of 33bps and ERV decline of
7.6% in the portfolio resulting in 2 valuation a decline of 10.8%.

The basic weighted average number of shares in issue during
the year was 927m (2019/20: 934m).

3. Dividends

In October we announced the intention to resume paying
dividends semi-annually, calculated at 80% of Underlying

EPS based on the most recently completed six-maonth period.
Applying this policy, the Board are proposing a final dividend
for the year ended 31 March 2021 of 6.64p per share. Payment
will be made on Friday 6 August 2027 Lo shareholders an the
register at close of business on Friday 25 June 2021. The
dividend will be a Property incame Distribution and no

SCRIP alternative will be offered.

Balance sheet

2020 2021
As at March Section Em £m
Property assets 11,177 9,140
Other non-curren! assets 131 51
11,308 9,191
Other nel current liabilities {252) 1203)
Adjusted net debt 6 13,854) 12,938]
QOther non-current liabilities - -
EPRA Net Tangible Assets 7,202 4,050
EPRA NTA per share 4 773p &48p
Nen-conlrotling interests 12 59
Other EPRA adjustments’ 11467} (128}
IFRS net assets 9 7147 5,983

Propartionally consolidated basis

. EPRA Net Tangible Assets NTA is a proportionally consolidated measure
that is based on IFRS net assets excluding the mark-ta-markel on derivaiives
and related debt adjustments, the carrying value of intangitiles, the mark-to-
markel on the convertible bonds, as wefl as deferred taxalion an property
and derivative valuations. The metric includes the valuation susplus on
trading properties and is adjusted for the dilutive irmpact of share options.
Details of the EPRA adjustments are included in Table B within the
supplernentary disclosures.

4. EPRA Net Tangible Assets per share

The 16.3% decrease in EPRA NTA per share reflects a valuation
decrease of 10.8% combined with the Greup’s gearing.

Office valuations were down 3.B%, primarily due to the
uncertainty of economic outlook and potential changes
as a result of Covid-19. As 5 result, and coupted with lower
investment market activity, yields moved out 9bps although
ERV was marginally up. Developments again outperformed
the standing porifolio and saw a valuation gain of 0.9%.

Valuations in Retail were down 24.7%. with outward yield

shift of 81bps and ERV decline of 16.8%. These values reflect
ongoing structural challenges {zced by occupiers, compounded
by Covid-19 and limited investrment market activity. Across

our largest assels, yields have moved between 60-170bps.

For retail parks, improving liquidity in the market provided
some valuation evidence, particularly for smaller parks.

Our external valuers have included an explanatary note in
relation ta Covid-1% in their valuation reporis, recognising
that it continues to affect real estate markets globally.
However, their opinicns are not subject to "materiat valuation
uncertainty” {as defined by VPS 3 and VPGA 10 of the RICS
Valuation - Global Standards], concluding that there was
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FINANCIAL REVIEW continued

an adequate quantum of market evidence upon which to hase
their opinions of value. The current market uncertainly has
been reftected in the valuations in a number of ways, depending
on the relevant property sub-market. For retail, as well as
adjusting yields and reflecting agreed concessions, our valuers
have reduced assumed turnover renl. Where concessions have
not been agreed, and rent collection has been inconsisient, they
have deducted 3-6 months rent as a capital sum. For offices,
the uncertainty has principally been reflected through

assumed void perieds and incentive packages.

5. IFRS net assets

IFRS net assets at 31 March 2021 were £5,983m, a decrease of
£1.144m fram 31 March 2020 This was primarily due to IFRS
toss afler tax of £1,083m and the interim dividend paid in the
year of £78m.

Cash flow, net debt and financing

6. Adjusted net debt’

. Adjusied nel debl is a proporlionally consolidated measure. It represents
the Group net deht as disclosed in Nate 17 to the financial statements and
the Group's share of joint venture and fuads’ net dedt excluding the mark-to-
markel on dervalves, related debl adjustments and non-controtling interests.
A reconciliation between the Group net debi and adjusted nel debr is included
in Table A within the supplementary disclasures.
Net sales reduced debt by £1,124m whilst development spend
totalled £185m with a further £45m on capital expenditure
related to asset management on the standing portfolio. The
value of recently completed and committed developments i1s
£1,0480m, with £488m costs to ceme. Speculative development
exposure is 6.6% of ERV. There are 1.2m sq ft of developments
in our near term pipeline with ant:cipated cost of E804m

7. Financing

Group Proportionally consolidated
2020 2021 2020 021
Net debt/adjusted
net debt’ £3.247m  €£2,249m E3.854m  £2,938m
Principal amount
of gross debt £E3.294m  £2,291m E4158m  £3,18Im
~ Loan tovalue 28.9% 25.1% 34.0% 32.0%
Weighted average
interest rate 1.9% 2.2% 2.5% 2.9%
interest cover 58 4.3 a8 3.0
Weighted average
maturity of
drawn debt tByears 7.0years 75years 7.5years

Group data as presented in Note 17 of the financial statements, The
proportionally conselidated liguras include the Group's share of joint veniure
and funds’ net debt and exclude the mark-te-markel on derivatives and related
debt adjustments and non-controlling inlerests
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At 31 March 2021, our proportionalty consolidated LTV was
32.0%, down {rom 34.0% at 31 March 2020. The impact of asset
disposals reduced LTV by 780 bps. This was partially offset by
valuation declines which added 420 bps, as well as development
spend which added 140 bps. Note 17 of the financial statements
sets put the calculation of the Group and proportionally
consolidated LTV,

We are committed to maintaining good long-term relationships
with debt providers in the different markets, with around 3G
lenders in bank facilities and private placements alone. This
year we have carried out financing of £1.6bn involving 14
different lenders.

In March 2021, we extended our £450m ESG-linked RCF by a
further year 1o 2026 with all eight banks in agreement. Earlier
in the year, we extended an additional £650m of RCFs. by a
further year 1o 2025. Our £350m convertible bond was repaid
at its scheduled maturity in June 2020 as planned using RCFs.

In Decermnber 2020 we signed a £100m unsecured loan facility
with Homes England to fund specified infrastructure works
which witl acceleraie the delivery of up to 3,000 homes at
Canada Water. The loan facility has a seven-year term

which may be extended at our request, subject tc Homes
England’s approval.

For HUT, one of the bank facilities which was due to mature
in September 2020 was refinanced in May 2020 with a £200m
facility to December 2023, secured on a portfolio of HUT's
retail parks

In March 2021, we also raised a £160.5m seven-year loan tram
SMBC for our new Joint Venture with Allianz in which we have
2 25% stake, secured on the assets of the JV.

This is a SONIA based loan and we are considering the
processes for transition of our existing range ¢f LIBOR based
debt and derivatives to reference SONIA, zlongside emerging
market practice.

As a result of this activity, at 31 March 2021 British Land had
£1.8bn of undrawn facilities and cash and no requirement to
refinance until early 2025.

Our debt and interest rate management approach has enabled
us to maintain a low weighted average interest rate of 2.9%.
This is a 40bps increase fram 31 March 2020, and is due to the
repayment of our RCFs with proceeds from disposals, which
will be redrawn as we deploy proceeds into developments

or acqursitions. Our use of interest rate caps as part of our
hedging means that the cost on around half of pur debt
benefits while market rates remain low,

Fitch Ratings, as part of their annual review in August 2020
affirmed our seniar unsecured credit rating ‘A, our lang term
i0R credit rating ‘A-" and short term 1DR credit rating 'F1°, with
Stable Outlook.

The current environment reinforces the importance of a strong
balance sheet.

4
David Walker
Interirn Chief Financial Officer



FINANCIAL POLICIES AND PRINCIPLES

Financial
strength

and balanced
approach

Leverage

We manage our use of debt and eguity
finance to balance the benefits of leverage
against the risks, inctuding magmfication
of property returns. A loan to value ratio
{'LTV] measures our leverage, primarily
on a proportionally consclidated basis
including our share of joint ventures and
funds and excluding non-controlling
interests. At 31 March 2021, our
proportionally consolidated LTV was 32.0%
and the Graup measure was 25 1%. Our
LTV is monitored in the context of wider
decisions made by the business. We
manage our LTV through the property cycle
such that our financial position remains
robust in the event of a significant fall in
property values. This means we do nat
adjus! our approach to leverage based
cnly on changes in property market yields.
Conseguently, our LTV may be higher in
the low point in the cycle and will trend
downwards as market yields tighlen.

Debt finance

The scale of our business, combined

with the quatity af our assets and rental
income, means that we are able to
approach a diverse range of debt providers
te arrange finance on attractive terms.
Good access lo the capital and debt
markets allows us to take advantage

of opportunities when they arise. The
Group’s approach to debt financing for
British Land is to raise funds predominantly
on an unsecured tasis with our standard
financial covenants (set out on page 77).
This provides flexibility and law operational
cost. Our joint ventures and funds which
choese to have external debt are each
financed in ‘ring-fenced’ structures
without recourse to British Land for
repayment and are secured on their
relevant assets. Presented on the
following page are the five guiding
principles that gavern the way we
structure and manage debt.

We have worked consistently over recent years to
achieve a robust financial footing, positioning us
well to meet the challenges of this year and to
pursue market opportunities.

Monitoring and
controlling our debt

We monitor cur debt requirement

by reviewing current and prcjected
barrewing tevels, available facilities, debt
maturity and interest rate exposure. We
undertake sensitinty analysis (o assess
the impact of proposed transactions,
mavemenls in interest rates and changes
in property values on key balance sheel,
liquidity and profitability ratios. We also
consider the risks of 3 reduction in

the avaiiability of finance, including a
temporary disruption of the financing
markets. Based on our current
commitments and available factities, the
Group has na requirement to refinance
until early 2025, British Land’s undrawn
facilities and cash amounted to £1.8bn

at 31 March 2021.

Managing interest

rate exposure

We manage our interest rate profile
separately from our debt, considering
the sensitivity of underlying earnings to
movements in market rates of intarest
over a five-year period. The Board sets
appropriate ranges of hedging on debt
over that period and the longer term. Our
debt finance is raised at both fixed and
variable rates. Derivatives [primarily
interest rate swaps and caps| are used
to achieve the desired hedging profile
across proportionally consolidated net
debt. At 31 March, our dett was fully
hedged on a spot basis, with interest rate
hedging on 78% of our projected debt on
average over the next five years, with a
decreasing profile over that period. Our
use of interest rate caps as part of our
hedging lalengside swaps] means that we
also benefit if market rates remain low.
Accordingly we have a higher degree of
protection on interest costs in the short

term and achieve market rate finance
in the medium to {onger term. The
hedging requiced and use of derivatives
is managed by a Derivatives Commitiee.
The interest rate management cf joint
ventures and funds is considered
separately by each entity’s board,
taking into account appropriate

factors for its business.

Counterparties

We monitor the credit standing of cur
counterparties lo minimise risk exposure
in placing cash deposits and arranging
derwatives. Regular reviews are made

of the external credit ratings of

the counterparties.

Foreign currency

Our policy is to bave no material
unhedged net assets or liabilibes
dencminated in foreign currencies. When
attractive terms are available, the Group
may choose to borrow in currencies other
than Sterling, and will fully hedge the
foreign currency exposure.
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FINANCIAL POLICIES AND PRINCIPLES continued

Our five guiding principles

Diversify our sources of finance

We monitor finance markels and seek to access
different sources of finance when the relevant
market conditions are faveurable ta meet the
needs of our business and, where appropnate,
those of our joint ventures and funds. The scale
and quality of our business enable us to access
a broad range of unsecured and secured,
recourse and non-recourse debl. We develap
and maintain long term relationships with
banks and debt investors. We aim to aveid
retiance on particular sources of funds ang
borrow from a large number of lenders from
different sectors in the market across a range
of geographical areas. with around 30 debt
praviders in bank facilities and private
placements alone. We work to ensure that
debt providers understand our business,

1.

adopting & transparent approach to provide
sufficient disclosures to enable them to
evaluate their exposure within the averall
context of the Group, These factors increase
our attractiveness to debt providers, and in the
last five years we have arranged £2.%bn [British
Land share £2.6bn) of new finance in unsecured
and secured loan facilities, Sterling bonds ang
US Private Placements. In addition, we have
existing {ong dated debentures and secuntisation
bonds. A European Medium Term Note
programme is maintained to enable us to
access Sterling/Euro unsecured bond markets
when it is appropriate for our business, and the
launch of our Sustainable Finance Framework
during the year enables us to issue sustainable/
green finance to help the implementation of our
Sustainability Strategy.

£3.2bn

total drawn debt
Iproportionally
consolidated)

in over

20

debt instruments

Phase maturity of debt portfolic

The maturity profile of our debt is managed with
a spread of repayment dates, currently between
one and 17 years, reducing our refinancing risk
in respect of timing and market canditions. As a
result of our financing activity, we are ahead of

our preferred refinancing date horizon of nt
less than two years. In accordance with our
usual practice. we expect to refinance facilities
ahead of their maturities.

7.6 years

average drawn
debt maturity
[proportionally
consolidated)

Maintain liquidity

In addition to our drawn debt, we zim always
to have a good level of undrawn, committed.
unsecured revolving bank {acilities. These
facilities provide financial liquidity, reduce the
need {0 hold resources in cash and deposits,
and minimise costs arising from the difference

between barrowing and deposit rates, while
reducing credit exposure. We arrange these
revolving credit facilities in excess of our
committed and expected requirements to
ensure we have adequate financing availability
to support business requirements and

new oppertudities.

£1.8bn

undrawn facilities
and cash

Maintain flexibitity

Our facilities are structured to provide valuahle
flexibility for investment activity execution,
whether sales, purchases, developments or
asset management initiatives. Our unsecured
revolving credit facilities provide full operational
flexibility of drawing and repayment {and
cancellation if we require] at short notice

without additional cost. These are arranged
with standarg terms and financial covenants
and generally have maturities of five years.
Alongside this, our secured terim debt in
debentures has good asset security substitution
rights, where we have the abilty to move assets
in and out of the securily peel, as required for
the business.

£19bn

total facilities

Maintain streng metrics

We use both debt and equity financing. We
manage LTV threugh the property cycle such
that cur financial position would remain robust
in the event of a significant fall in property
values and we do not adjust cur approach to
leverage based only on changes in praperty
market yields. We manage our inlerest rate
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profile separately from our debt, setting
appropriate ranges of hedged debt over
a five-year pericd ang the longer term.

We maintained our strong senior unsecured
credit rating ‘A, long term [DR credit rating ‘A-",
and shert term |0R credit rating 'F1°, affirmed
by Fitch during the year with Stable outlook.

32.0%

LTV (proportionally
consolidated|

A

senior unsecured
credit rating



Group borrowings

Unsecured financing for the Group
inciudes bilateral and syndicated
revolving bank facilities [with initial
maturiiies usyually of five years, often
extendablel; US Private Placements with
maturities up ta 2034; and the Sterling
unsecured bond maturing in 2029

Secured debt for the Group {excluding
debt in Hercules Unit Trust which is
covered under ‘Borrowings in cur joint
ventures and funds’) is provided by
debeniures with maturities up to 2035,

Unsecured borrowings

and covenants

There are two financial covenants which
apply across all of the Group's unsecured
debt. These covenants, which have been
consistently agreed with all unsecured
lenders since 2003, are:

~ Net Borrewings not to exceed 175%
af Adjusted Capital and Reserves

- Net Unsecured Borrowings not to
exceed 70% of Unencumbered Assets

There are no income or interest cover
covenanis on any of the unsecured debt
of the Group.

Unsecured financial covenants

The Unencumbered Assets of the Group.
not subject to any security, stood at
£4 7bn as at 31 March 2021,

Although secured assets are excluded
from Unencumbered Assets for the
covenant calculations, unsecured lenders
benefit from the surplus value of these
assets above the related debt and the
free cash flow from them. During the
year ended 31 March 2021, these assets
generated £28m of surplus cash after
payment of interest, ln additian, while
investments in joint ventures do not form
part of Unencumbered Assets, our share
af free cash flows generated by these
ventures is regularly passed up to

the Group.

Secured borrowings

Secured debt with recourse to British
tand is provided by debentures with

long maturities and limited amortisation.
These are secured against a combined
pool of assels with common covenants;
the value of the assets is required to
cover the amount of the debentures by

a minimum of 1.5 times and net rental
income must cover the inierest at least
cnce. We use our rights under the
debentures to actively manage the assets
in the securily poal, in line with these
cover ratios. We cantinue to focus on
unsecured finance at a Group levet,

Borrowings in our joint

ventures and funds

Externat debt for our joint ventures and
funds has been arranged through long
dated securitisations or secured bank
debu, according to the requirernents ot
the business of each . A new bank loan
was arranged during the year for our
JV with Alllanz which inctuded LTV

and ICR covenants.

Hercutes Unit Trust has two term bank
loan facilities maturing in 2022 and 2023
arranged for its business and secured on
its property portfolios, without recourse
to British Land. These ioans include LTV
ratios of 65% and 60%, and income
based covenants.

The securitisations of Broadgate £1,215m
and Meadowhall £554m have weighted
average maturities of 9.5 years and 7.4
years respectively. The key financial
cavenant applicable is to meet interest
and scheduled amortisation (equivalent
te gne times coverl; there are no LTV
default covenants. These securitisatons
have guarterky amortisation with the
balance outstanding reducing to
approximately 20% to 30% of the

original amount raised by expected final
maturity, thus mitigating refinancing risk

There is no abligation on British Land to
remedy any breach of these covenants in
the debt arrangement of joint ventures
and funds.

2017 2018 201% 2020 021
As 1 March % % % % %
Net borrowings o adjusted capitat and reserves 29 29 29 40 33
Net unsecured berrowings to unencumbered assels 26 23 21 30 25
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MANAGING RISK IN DELIVERING OUR STRATEGY

Managing risk

For British Land,

effective risk management
is fundamental to how we
do business. It represents
a cornerstone of executing
our strategy and positioning
the business for growth
whilst delivering positive
outcomes on a long term
sustainable basis.

Our key activities in the year

~ Implemented our robust crisis managemeat
plansin respanse to Covid-19; the Board and
key Commitiees met regularly to miligate the
risks across our business

- Assessment of emerging risks including the
longer term implications of Covid-19 on the
role of offices and physical retail and our
stralegic response. Covid-19 has acled as
3 catalyst for existing trends of the shift
to online retail and more flexible
working practices

- Proactively managed our rent colleclion and
occupier risk in a challenging market backdrop

Maintaining eur financial resilience and
sufficient liquidity

Brexit Planning 5teering Committee operated
priar to Brexit to assess risks and co-ordinate
our mitigating actians; now being managed as
part of business as usual

- Managing sustainability and climate-related
risk and opportunities, Undertook scenario
analysis of physical risks in line with
TCFD requirements

Our priorities for 2021/22

- Caontinue to proactively manage the
ongoing risks arising from Covid-1%
and the implications for our strategy

Effective risk management of our key

operational risks including development,

investment in new epportunities, our

partnerships with third parties, sur asset

management capability and leasing and

occupier risks

- Further enhance our internal contrel
framework and ensure this is fully
embedded across the Group

- Enhance our cyber security and

IT infrastructure

- Environmental matters including scenario
anatysis of aur transitian risks as we move
towards full compliance of TCFD by FY22
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Qur integrated risk management approach

Top down
Sirategic risk managerment

Bottom up

Dperational risk managemant

I Beard/Audit Commitlee/CSR Commitlee ] :

Review externz| environment
Robust assessment of principal rigks
Set risk appelite and parameters
Deterrmine stratagic action points

Assess eflectiveness of risk management process
and intarnal control sysiams

Repart on grincipal risks and uncertainiies

I Risk Cammittee/Executive Directors

Ideniify principal risks

Direct delivery el sirategic actans in ling
with risk appeiile

Manitor key risk indicalars

Consider completeness of ideniified risks and
adequacy of mitigating achions
Cansider aggregation of risk exposures acrass
the business

Execute straleg: aclions
Report on key risk indicatars

We maintain a comprehensive risk
management process which serves to
identify, assess and respond to the range
of financial and non-financial risks facing
our business, including those risks that
could threaten sotvency and liquidity, as
well as to identify emerging risks, Cur
approach is not intended to eliminate risk
entirely, but instead to manage our risk
exposures across the business, whilst

at the same time making the most of

aur cppertunities.

Ourintegrated approach combines a top
down strategic view with a complementary
bottem up operational process, with
three lines of defence, as gutlined in the
d:agram above. The Board has overall
responsibdity for risk management with

a focus on determining the nature and
extent of exposure to the principal risks
the business is witling to take in achieving
its strategic objectives. The amount of
risk is assessed in the context of our
priorities and the external environment

in which we operate - this is our risk
appetite. It is integral to both our
consideration of strategy and {o our
medium term planning process.

The Audit Committee takes responsibility
for overseeing the effectiveness of risk
management and internat control
systems on behaif of the Board and
advises the Board on the principal risks
facing the business including those that
would threaten its solvency or liquidity.
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Busingss units

Report current and emerging risks

Identily, evaluate and mitigata operational risks
recarded in risk register

The Executive Directors are responsible
for delivering the Company’s strategy, as
set by the Board, and managing risk. Qur
risk management framework categorises
our risks into external, strategic and
operational risks. The Risk Committee
[¢comprising the Executive Commiitee and
senior management acress the business
and chaired by the Chief Financial Officer]
is responsible for managing the principal
risks in each category in order 1o achieve
our perfarmance goals.

Whilst ultimate responsibitity for
aversight of risk management rests

with the Board, the effective day-to-day
management of risk is embedded within
our aperatianal business units and forms
an integral part of alt activities. This
bettom up appreach allaws patential
risks to be identified at an early stage and
escalated as appropriate, with mitigations
put in place to manage such risks. Each
business unil maintains a comprehensive
risk register. Changes to the register are
reviewed quarterly by the Risk Committee,
with significant and emerging risks
escalated to the Audit Committee.

Internat audit acts as an independent
and objective assurance function by
evaluating the effectiveness of our

risk rmanagement and internal cantrol
processes, through independent review.

Im summary, sur approach Lo risk
management is centred on being
risk-aware, clearly defining our risk

|

Monnor ¥Rls & risk conirols and lake appropriale action

|



appetite, responding to changes to our
risk profile quickly and having a strong
risk management culture among
employees with clear roles and
accountability. Our organisational
structure ensures close involvernent
of senior management in all significant

decisions as well as in-house management

of our property rmanagerment activities
and development.

To read more abeut the Board and
Audit Committee's risk oversight,
see pages 99-100 and 120.

Our risk appetite

Our risk appetite lies at the heart of our
risk managerment and is integral to both
business planning and decision making.
The Group's risk appetite is reviewed
annually as part of the strategy review
process and approved by the Board, in
order to guide the actions management
takes in executing our strategy.

We have identfied a dashboard of Key
Risk Indicators [KR!s] for each internal
principal nsk with specific tolerances
for each, which are integrated with the
operations of the business [surnmarised
below]. Their aim is to provide earty
signals to alert managemenl to
increasing risk exXpasures or trends that
could threaten the achievement of our
priorities and allows informed decision

making. Qur KRis are reviewed quarterly

Dashboard of Key Risk Indicators [KRIs]

Principat mternal risks Key risk indicators

by the Risk Committee, to ensure that the
activities of the business remain within
our risk appetite and that our risk
exposure is well matched to changes in
aur business and our markets. The risk
indicators are a mixture of leading and
lagging indicators and focus on the most
significant judgements affecting our risk
exposure, including our investment and
development strategy; the level of
occupational and development
exposure; our sustainability risks;

and our financial resilience.

Whilst our appetite for risk will vary

over time and during the course of the
property cycle, in general we maintain a
balanced approach to risk Our appetite
for financial risk has reduced over the
lasl few years, whilst our appetite for
operational risk has increased reflecting
our strategy for active capital recycling,
investment in growth sectors and
developments. It also recognises the
structural changes affecting our markets,
which have been compounded by Covid-19,
During the year, we have continued to
actively manage our incremental risk
exposure by:

- Taking a pragmatic approach to
leasing to maxirnise occupancy and
improve rent collectien. Qur incormne
collection risk is elevated with our
occupier covenant risk in terms
of percentage of rent classified as

‘high risk’, having operated above

our optimal tolerance tevel in the near
term given the impact of Covid-19 on
our customears We cantinue to actively
monitar and work proactively with our
custamers who have been
dispraportionately afiected by the
pandemic to agree pragmatic and
equitable solutions. We alsa perform
occupier covenant checks so that we
can be proaclive in managing exposure
lo weaker gecupiers.,

Acceleraled sales of non-core asseis,
executing £1.2bn of sales since April
2020, enhancing the strength and
resilience of pur talance sheet.
Disciplined approach to development
including managing our speculative
exposure, using a broad range of
contraciors and closely monitoring,
coupled with our successful
pre-latling strategy.

Maintaining an efficient capital
structure and liquidity position. We
retain significant headroom to cur
Group debt covenants and refinance
proactively, and based on our current
commitments, available bank facilities
and debt maturities, we have no
requirement to refinance until

early 2025.

Supporting our people and promoting
poth their physical and mental wellbeing.

Investment strategy -

Investment Committeel
- Annual IRR process which forecasts prospective returns of each asset
- Percentage of our pertfolio in joint ventures and funds

Execution of largeted acquisiiions and disposals in line with capital allocation plan [overseen by

Development strategy - Total development expesure «<12.5% of portfotio by value
- Specuiative development expasure <12.5% of portfolioc ERV
- Residential developmenl expasure
- Progress on execution of key development projects against plan lincluding evaluating yields en cost)

Capital structure - Manage cur LTV through the property cycle
- Net gebt to EBITOA
- Financial covenant headroom

Finance strategy -

Period until refinancing is required of nal less than two years

- Percentage of debt with interest rate hedging laverage over next five years)
- Flexible debt facilities

Environmental -
sustainability -

Energy performance certificates
Percentage of portfolio at high risk of flood

People -

Valuntary staff turnover
Employee engagement and wellbeing

Income sustainability -

Market letting risk including vacancies. upcoming expiries and breaks, and speculalive developrent
Occupier covenant strength and concentration lincléding percentage of rent classified as "High Risk'|
Qccupancy and weighted average unexpired lease term
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MANAGING RISK IN DELIVERING QUR STRATEGY continued

Covid-19 action plans

Implemented business cantinuity and
remote warking plans to enable effeclive
waorking from home for all our employees
who did nol need to be en-site

Actively monitored employees’ mental
and physical wellbeing. and the health
and safety of our employees remains a
top priarity

Preparation and irmplementation of
detailed asset plans to manage both the
closure and reapening of stores salely
with robust Covid-19 safeguards in place
in line with Government guidelines. Also
prepared and implemented detailed ptans
for each ol our office assels as well as
detalled guidance for our occupiers fer
the continuing sale occupation throughout
the pandemic

Warked closely with our customers,
partners, local camnmunities and
organisations associated with our
places to ensure we could provide
appropriate support

Worked proactively with customers to
maximise nccupancy and rent collection

Disciplined approach to develepment
inctuding a balanced appreach te our
speculative exposure

Collaboration with our suppliers to ensure
the viability of our supply chain and the
continuity required: atso important given
the continued uncerlainty brought about
by Brexit

Prepared action plans with contingency to
deal wilh material imports, labour suppty
and maintain programmes for all aur
devetopments, having implemented the
current Canstruction Leadership Council
Site Operating Procedures

Extensive forecasting, stress testing and
modelling of various scenarios to ensure
our financial position remains strong and
we lake appropriate aclions. The key sleps
taken te imprave our linancial resilience
included accelerating non-core assei
sales, maintaining sufficient liquidity,
temporarily suspending our dividend

and stringently managing our cost base

ag

Our risk focus

The continually evolving circumstances
caused by the Covid-19 pandemic,
caupled with the backdrop of gecpolitical
and macroeconomic uncertainty, has, and
continues to present a rapidly changing
near term gperating enviranment for

our business to navigate. Whilst our
perfarmance has been impacted, our
financial positian remams strong and
demonsirates the importance of our risk
management to protect our business
through this penad of unceclainty and
adapt to a rapidly-changing environment.
We have robust crisis management

and business continuity plans in place
and acted swiftly in dealing with the
exceptional challenges posed by Covid-19;
cur focus has been to ensure the safety
of pur people; our zssets are securely
maintained and to support our
customers, suppliers and locat
communities as set out on the left.

Looking forward, whilst the successtul
rolleut of the Government's vaccination
programme provides optimism, it is
anticipated that Covid-19 will still be
prevalent in saciety. Therefore, risk
rmanagement and the Group’s continued
ability 1o be flexible in responding to the
risks as they evolve will be fundamental
to our business.

Brexit, and potential for disruption, was
also a key focus of the Group during the
year and we tock appropriate actions to
mitigate the key risks 1o our business.
The key operational steps taken in¢luded
maintaining sufficient liquidity and
financial resilience, working with our
development contractors to minimise
cost and delay risk to our development
programme, increasing stocks of spare
parts to ensure the continued operation
of our assets and updating our crisis
management plans to improve our
response to unprediciable events
Whilst the UK and EU reached a trade
agreement shartly betore the end of the
transition peried, we continue to actively
monitor any risks through this period of
transition and remain alert to any new
issues which may arise.

Ouring the year, the Risk Committee has
alsc facused on sarne key aperational
risk areas across the business including:

- occupier risk and managing our
exposure to customers or sectors in
a more challenging market backdrop

- covanant strength of potential
canstruction centractors and
managing pur exposure
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- heatth. safety and environmental risk
management. Our Health and Safety
management system was re-certified
under 150 45001
climate change which 1s 1ncreasingly
important for risk management. The
Risk Committee is overseeing the
Steering Cammittee’s progress
towards TCFD compliance

- ongoing data privacy programme
and implementation

- paymenti operations, key financial
controls and counterparties

- procurement and new supplier
onbgarding process

- interpal audit and implementing
control findings

- information security and key controls

- compliance audits across our assels

Our principal risks
and assessment

Our risk management framework

is structured arcund the principal

nisks facing British Land. We use a

risk scoring matrix to ensure risks

are evaluated consistently: we assess
both the likelihood and the financial and
reputational impact. From this we identily
both the external and internal strategic
and operational principal risks which
currently have a higher likelihood and
potential iImpact on our business. Whilst
the Board recognises that it has fairly
imited control over the external principal
risks. it reviews their patential impact on
our business and these are taken inteo
account in aur decision making. For our
internal principal risks the Beard makes
sure that appropriate controls and
processes are In place to manage

these risks.

The Board confirms that a robust
assessment ¢f the principal and
emerging risks facing the Company,
including those that would threaten its
business model, future performance,
solvency or liquidity, was carried out
during the year taking into account the
evolving Covid-19 risk and the economic
and potitrcal envirgnment.

In accordance with our risk management
process, Covid-19 is viewad as an
averarching risk rather than a single
principal risk. It has had a material
negative impact on our business, in
particular resulting in reduced rent
cotlection in our Retail business, an
increase in failures amongst our retailer
custamer base and reduced physical



accupancy at our office-led assets.
Changes in Government regulation and
intervention in ieasing contracts have
occurred which also present a risk to our
business, such as the rent maratorium.
The impact of the pandemic continues
to evalve and affect our entire risk
landscape. We have incarporated
commentary into each principal risk
|as set out on pages 82-87] which

we continue Lo aciively monitor.

Qur current assessment is that the
majority of our principal risks we flagged
as elevated last year remain heighiened.

While the good progress on the
vaccinalion programme and roadmap
out of lockdown provides optimism,

the trajectory of the pandemic is highly
uncertain with risks from future varianis
and thus it is too early to conclude that
the risks to our business have reduced.
Albeit, the risks to Economic Qutlook and
Investment Markets have reduced from
the elevated levels immediately after
the outset of the pandernic, whiist the
risks to our Developrment Strategy and
People, have increased. See Risk

heat map below.

We have also added one principat risk

as a standalone risk being Environmental
Sustainability in light of the significance
to the business and our customers: and
the external aspects of climate risks are
incorporated within our catastrophic
business event and pelitical and
regulatory risks.

The principal risks are summarised
below and detailed overteaf, including
an assessment of the potential impact
and bkelihood and how thz nsks have
changed in the year, together with
how they relate to our priorities.

Qur risk assessment

Relaied

Principal risk priority

Change
year on
year

Risk heat map

External risks

[I] Economic outlook

CO0O0

[zl Political and regulatory cutlogk

COOO0

O

E’ Office investment market

O

Relail investment market

oo

E] Office occuprer market

00O O

Retail occupier market

OG0

Availabitily and cost
of finance

COcO

E Catastrophic business event

0000

O I N RO R e RN RS

Internal risks - strategic

Investmenl strategy

C00O

Develepment sirategy

Q00O

E‘ Capital structure

OO0O0

Finance strategy

Q000

IE Environmental sustainability

QOO0

Olz| =12

Internal risks - operational

@ Pecple

OO000

Likelihood

Impact

El Income sustainability

ojolele

o

Other Group risks

Key

Qur priorities

() Realising the potential of
our Campuses

QO Progressing value
accretive development

(O Targeting the oppertunities
n Retail & Fulllment

O Active capital recycling

T increase

J. Decrease

O New risk

In addition to cur principal risks, there are also a number of other
risks that are largely operationalin nature and are managed
centrally with appropriate processes and mitigation plans in place.

Change year on year
<> No change

These risks comprise:

reliance on third parties
8. Culture

C. Information systems and

cyber security

A Operating model incluging

D. Effective control environment
E. Fraud and corruption
F. Compliance and

legal framework
G. Supply chain management
H. Health and Safety

Note: The above illusisates principal risks which by their nature are those which have the potential te signilicanlly impacl the Group's strategic objectives, financial
position or reputation. The heai map highlights net risk, after taking account of principal mitigations The arrow shows the mevernent from the 2020 point
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PRINCIPAL RISKS

External risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

[] Econamic outlook

The UK economic climate presents
risks and cpportunities in property
and financing markets and to the
businesses of vur customers
which can impact both the

delivery of our strategy and

our financial performance.

The Risk Commuittee reviews guarterly the
gconomic environment in which we operate

1o assess whelber changes to Lhe economic
outlook justify a reassessment of the risk
appetite of the business

Key indicators including farecast GDP grawlh,
employment rates, business and consumer
confidence, interest rates and inflation/deflation
are considered, as well as ceniral bank guidance
and governmeni policy updates.

We stress lest our business plan againsl

& downturn in economic oullook 13 ensure

aur financial pesition s sufficiently flexible

and resilient.

Qur business model focuses an a high quality
porlrnlio underpinned by our balance sheet

and financial sirengih.

\

The Covid- 19 pandemic has brought substantial
economic centraction, with the UK s GDP falling
9.9% for the calendar year 2020, severely
impacting both our markets and the

businesses of our cyslomers.

The combinaltion of strong Government spending
lin particular the Job Retention Schemel, low
inflation and low interest rates helped mitigate
some of the impact of Covid-19.

Economic growth is expected to bounce back
relatively quickly as resirictions ease and

the Government has set out a four-stage
roadmap wilh a view to lifting all restrictions

by 21 June 2021,

Overall, the risk to the econormic outlook has
slightly reduced from the elevaled level last year,
in view of the goed progress with the vaccination
programme and the economy is on track far Jult
reopening in June. Albeit, the rajeciory of the
pandernic remains a key area of uncertainty

and any significant re-emergence of Covid- 19

of new varianis could result in the imposition of
restricbions and further economic damage and
there are alzo concerns that inflation may rise.
The Board and execulive team have taken
appropriaie action to help us navigate the near
lerm challenges and determine the longer term
strategic direction af the business focused on
lour priarities.

Palitical and regulatory outlook

Significant political events and
regulatory changes, including the
UK's decision to leave the EU, and
Goverament policy response to the
pandemic, bring risks principally in
four areas:
- reluctance of investors and
businesses ta make invesiment
and occupational decisions whilst
the culcome remains uncertain
~ tha{mpact on the case for invesiment
in the UK, and on specific policies and
regulation introduced, particularty
those which directly impact real
estaie or our cuslomers
- the palentiat for a change of
leadership or political dirgction
- the impact gn the businesses
of our occupiers as well as our
own business

Whilst we cannot influence the outceme of
significant political events, we do take the
uncertainly related to such events and ihe range
of possible oulcomes inta accaunt when making
sirategic investment and financing decisions.
internally we review and monitor propasals

and emerging policy and legislation to ensure
that we lake the necessary steps to ensure
compliance, if applicable. Addilionally, we
engage public aflairs consultanis to ensure Lhat
we are properly triefed on the polential palicy
and regulatory implications of politicat evenis.
We also monitor pubtic trust in business.
Where apprapriate, we act with ather industry
participanis and representative bodies 10
contribuie to pelicy and requlatory debate.

We monitor and respond to social and political
reputational challenges relevant to the industry
and apply our cwn evidence-based research to
engage in thought leadership discussions, such
as with Design for Life.

The paliti¢at risk autloak remains high dictated
by the nationat and glabal response to Covid-19.
Furthermore, the global geapalitical and trade
enviranmants remain uncerta:n,

While the UK managed to secure a deal with

the EU, avaiding major disrupltion Lo irade, the
realities of the new trading relationship are
expecied (o dampen economic growth in the
shart term. Also, further unceriainty remains
until the agreement in respect aof financial
services is finalised

Changes in Gavernment regulation and
intervention in leasing contracis have accurred,
whith have presanted a risk to our business,
such as {he rent moraterium. Also, the very
recent coust decisions on CVAs and Restructuring
Plans have clarified the methods occupiers can
use te adversely aiter thair rental and other
oblgations 1o proparty owners There is also
increased potential for tax rrses on businesses
We coniinye 1o regularly monitor proposed and
actual changes in legislabion and requlatrons and
wilh the help of professional badies, i passible,
mitigate the risks to our business. Dunng Lthe
year we have engaged with the British Property
Federation in their respanse to the Gavernment's
calt for evidence on how to address the impaci of
Covid-19 on commertial rents.

Key

Change in risk assessment from last year

T lIncrease
<> No change
|, Decrease
O New risk
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External risks

How we monitor and manage the risk

Risks and impacts

Change in risk assessment in year

Commercial property invester demand

Reductian in invester

demand for UK real

estate may resukt in

falls in asset valuations

and could arise from

variations in:

- the healih of the

UK economy

the attraciiveness of

investment in Lhe UK

- availability of finance

- retative attractiveness
of othear assel classes

The Risk Committee reviews the property .

market quarterly to assess whether any
changes to the market outlook present
risks ant opportunities which should be
reflected in the execution of our strategy
and our capital allecation plan. The
Committee considers indicalors such as
the margin hetween properly yiclds and
barrowing costs and property capital
growth forecasts, which are considered
alongside the Commitlee mermbers’
knowledge and experience of market
activily and trends.

We focus on prime assels and seciars
which we believe will be less susceptible
over the medium term to a reduction in
occupier and investor demand.

We mainiain sirong relalionships with
agents and direct investors active in

the rmarket.

We siress test eur business plan for

the effect of a change in property yields,

London Offices

~ Whilst the London investment market was understandably subdued
in the period lellowing Lhe initial outbreak of Covid-19, in the second
half of the year, overseas invesiors have shown an increased
readiness 1o leok through the pandemic and invest in prime
London offices, and thus this risk has reduced. The final

quarter of calendar vear 2020 saw c.E3bn of fransartinns

Whils! the reintroduction of travel restrictions during the third
lockdown in january 2021 impacted activity in $he last quarter,
transaction volumes are expected to pick up as restrictions are
lifted, particularly in the context of low interest rales. The London
Office investment market is expected to remain atiractive globally
given ils transparency, liquidity and its yield differential.

This year, benefitling from the resitient office investment market,
we made timely sales of £643m of slandalone office buildings.

Retail

- The retail investmenl markel was significantly weaker, reflecling
challenges in the occupational market, resulting in yield expansion
particularly in the first hali of the year.

There has been limited liqudity and lack of transaclional evidence,
particularly for shopping centres, where Lot sizes are {ypically lasger,
and conlidence weakened through {he pandemic. However, sentiment
has improved in retail parks, which have weathered the pandemic
beller and where invesiment activity has picked up with £1.7bn ol
transactions in the year, slighlly lowering this risk to our business.

In particular, the market for assets which are small to medium in Lot
size. wilh secure, sustainable incame sireams, has seen more activity.
This year, benefitting frem pockets of dermand in the retail investment
market, we have sald £556m of retail assets [ocused on standalone
nits and superstores where we have limiled potential to drive value
through assel management.

t

3

Ej Qccupier demand and tenant default

Underlyingincome,
rental growth and capital
perfermance could be
adversely affected by
weakening occupier
demand and occupier
failures resulting from
variations in the health
of the UK economy

and cerresponding
weakening of consumer
confidence, business
activity and investment,
Changing consumer

and business praclices
inttuding tha grawth

af internet retaiting,
llexible working practices
lincluding more working
from home] and demand
for enargy efficient
buildings, new
technolagies, new
tegislation and alternative
lacations may resuliin
earlier than anticipated
obsolescence of our
buildings if evolving
occupier and regutatory

requirements are net met.

Sorne or all of these
trends could be
accelerated by

the pandemic.

The Risk Committee reviews indicators
of accupier demand quarterly including
consumer confidence surveys and
employment and ERV growth forecasts,
alongside the Commitiee members’
knowledge and experience of occupier
plans, trading performance and leasing
activity in quiding execution of our strategy.
We have a high quality, diversified sccupier
base and moniltor concentration of
exposure to individual accupiers or
sectors. We perform rigoreus occupier
covenant checks ahead of approving
deals ang on an ongoing basis so that we
can be proactive in managing exposure
to weaker occupiers.

Through our Key Octupier Account
programme, we work togeaiher with

our customers to find ways to best

meet their evolving requirements.

Qur Sustainabitity Strategy links action
an customer wellbeing, energy efficiency,
community and sustainable design to
our business strategy. Our social and
environmental targets enhance our
customer offer; lor example, all our new
developments are net zero carbon and
we facilitate custemer networks and
local partnerships on all our campuses,

Landon Offices

- The Covid- 19 pandemic alfected leasing aclivily which is significantly

down as businesses focused on near term operational challenges

and postponed decisions on new space, and will undoubtedly

cause many businesses [o consider how (o use their offices

maosl productively and salely going forward As a result, the type of

space businesses need wilt evolve, and this risk remains elevated.

Across the markel, prime headline rents have generally been flay,

albeit on low velumes and ncentives have increased The vacancy

rate rose to 8.8% from 4.3% a year ago, but secondhand space
accounts ar most of the supply with tenant-led space an
increasingly significant companent.

- Cewid-19 has accelerated a focus on gquality space, with occupiers
increasingly focused on the best space for their business. their
people and the environment. We are seeng encouraging interest in
new space, parlicularly from businesses with requirements twe to
three years in the fulure for modern, high quality and sustainabie
space which supports more hybrid ways of working

Retail

~ Cowd-19 has had a significant impact on retail, which was already
facing structural challenges as a result of the growth of online.

The risks to the retail accupational markel have remained high in

the near term; and have played out in several ways, including rent
reductions, rent deferments and nen-payment, but also an increase
in retadlers entering CVAs or administrations. We had elevated this
risk last year in response to Covid-19 and this risk remains heightened.
Stronger retailers are increasingly facused on how best te align their
madels to the growih of ontine: this has included a growing interest
in retait parks which are more affordable and can support an online
strategy through click & collect.

Qur priorily has been on keeping our centres full of the right mix

of retailers whe are additive to our places. We are pragmatic and
aroactive in our approach, working with successful, financially strong
retailers to ensure leasing structures arg appropriate and deliver
sustainable cash flows. At times, this has meant accepting rents
which are below previous passing reats, but are more appropriate

in the current environment and sustainable longer term.
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PRINCIPAL RISKS continued

External risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

(=] Availability and cost of finance

Reduced availability of finance may
adversely impact ability to refinance
debt andfor drive up cost. These
market factors may alsa result

in weaker investor demand for

real estate,

Regulation and capital cosis of
lenders may increase cost of Ninance,
as could increased risk in terms af
ecanomic outlook.

Market borrowing rates and real estate debl
availakility are monitored by the Risk Committee
quarierly and reviewed regularly in order to
guide cur linancing acligns in executing

sur strategy.

We monitor our projected LTV and our debl
requirements using several internally generated
reports focused on borrowing levels, debt
maturity, avaitable facilities and interest

rale exposure.

Should inflationary pressure resutt in increased
interesl rates. funding casts may increase.

We have inierest rate hedging on 78% ol

our projected debt on average over the

next five years.

Wa mainiain good long lerm relaticnships with
cur key financing partners.

The scale and guality of our business enable us
to access a diverse range of sources of finance
wilh a spread of repayment dates. We aim
atways to have a significant level of undrawn,
commilted. unsecured revolving facilities to
ensure we have adequate financing available to
suppart busingss requirements and oppartinties.
We work with indusiry bedies and other relevant
organisations to participale in debale on
emerging finance regulations where our
interests and those of our industry are alfected.

Markets were adversely alfected globally

by the Covid-19 cutbreak Gevernments

and central banks respanded with significant
interast rate cuts [ta all-time lews) and
economic stimulus packages to offsel

the effects and support economies.

In the UK, lenders’ appetite and support varies
in dviferent debt markets. Strength of sponsor
and guality of property remain key factors,
Availabilily of finance for retail assets significantly
reduced, but thers is more support for Logistics,
offices and build to rent residential. Initial LTVs
reduced and margins increased lthroughout 2020;
however, gverall caosls ol finance remain low
reflacling low market interest rates.

British Land mainlains gocd access to its
primary sources of funds in the unsecured
markets, given our ‘A" credit rating, as well as
to secured markets lor joint ventures and funds,
and the risk to our bustness in this respect has
remained broadly stable

E] Catastrophic business event

An external event such as a civil
emergency, including a large-scale
terrorist attack, cybercrime, pandemic
disease, extreme weather occurrence,
envirgamentat disaster or power
shartage, could severely disrupt
global markets {including property
and finance) and cause significant
damage and disruption to British
Land’s portfolio, operations,
customers and peaple.

We maintain a comprehensive crisis response
plan across all business units as well as a
head office business cantinuity plan.

The Risk Committee monitors the Home Oifice
tereoriar thraat level, and we have accessto
sacurily threat information services.

Assel emergency procedures are regutarly
reviewed, and scenario iested. Physical
securily measures are in place al properties
and development sites.

Qur Sustainability Commiitee continues to
monitor environmenial risks and we have
eslablished a TCFD Steering Committee

to review our management processes for
climate-related risks and opportunities.

Asset risk assessmenls are carried out la
assess a range of rishs including security,
flood, environmenta! and health and safaty.
We have implemented corporale cyber securily
systems, governance and processes which are
supplemented by incident management, disaster
recavery and business continuity plans. all of
which are regularly reviewed to be able ta
respond to changes in the threat landscape
and organisational requirements.

We also have apprapriate insurance in place
across the portlalia for physical damage.

T

This risk was increased last year land remains
elevaled] as the Group % operations have been
severely impacled in the year by the Covid-19
pandemic. Qur core crisis managemsnt team
averseen by the Executive Commdiee co-ordinated
the Group’s operational response to the pandemic,
including managing communications with
stakeholders ang implementing health and
salely procedures Also, this involved managing
the vanous lockdown restrictions which closed
non-gssenbal retail acress our portfolio and
required measures lo be implemented to allow
vccupiers to continue to use their oifices.
Terrorism and secial uarest remain a threat
and our crisis management feam have regular
training and carry out mock incidents to test
processes and procedures

The wider use and enhancement of digital
technology across the Group increases the risks
associated wilh infermation and cyber security,
with an increasing fisk from legacy system
vulnerabilities, sorial engineering and phishing.
In the wider market, there has been an increase
in cyber attacks being perpetrated and in
respanse we have further enhanced our securnity
position and controls. In addition, all stafl
continue to underiake mandalory cyber security
awareness training. During the year, we have
eslablished an InfoSec Commuttee reporting 1o
the Risk Committee which will oversee further
enhancing our cyber security and IT infrastructure
and review and improve our key IT controls.

Key

Change in risk assessment from last year

T Increase
& Nochange
| Decrease
O Naw risk
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Internal risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Investment strategy

In order to meet our strategic
ohjectives, we aim to invest in and exit
from the right properties at the right
time. Underperformance could result
from changes in market sentiment as
wetl as inappropriate determination
and execution of aur property
investment strateqgy, including:
- sector saleclion and weighting
- timing of investment and

divestment decisions
- exposure to developments
- asset, gccupier, region concentration
- co-investment arrangements

- QOur investment strategy is determined to
be consislent with our larget risk appetite
and is based on the evaluation of the
external envirepment.
- Pregress againsl the stralegy and continuing
alignment with our risk appelite is discussed
at each Risk Comuniltee with reference 1o
the property markets and the external
eCconamic environment.
~ The Beard carries out an annuat review of the
overall corporate strategy including the current
and prospactive asset portfolio atlocation.
tndividyal investment decisions are subject
to robust risk evaluation overseen by our
investment Commiliee including consideralion
of relurns relative to risk adjusted hurdle rates.
Review pf prospective parfarmance of individual
assels and their business plans.
We faster collaborative relationships with
our ce-investors and enter inta ownership
agreements which balance the interasts of
the parties.

P

We have reviewed the capital plan in light of
Covid-19 and are focused on recycling capital
out of mature retail and office assels inlo value
accrelive development and new growth sectors.
We have made good progress, execuling €1.7bn
af capital activity since April 2020. This includes
E£1.2bn of sales, vverall. at 6.2% ahead of valuation.
Recycling capital out of assels which da not offer
opportunilies far us to add value through asset
management or development and inlo assets
that do is central to our business model gaing
tarward. Cverall. the risk remains broadly the
same as last year.

Development strategy

Oevelopment provides an epportunity

for outperformance but usually

involves elevated risk. This is reflected

in our decision making pracess argund

which schemes to develop, the timing

of the development, as well as

the execution of these projects.

Development strategy addresses

several development risks that could

adversely impact underlying income

and capital perfermance including-

~ development lelling exposure

- construclion timing and costs
lincluding construction cest inflation]

~ majer contractor failure

- adverse planning judgements

We manage our levels of telal and speculative

development exposure within targeted ranges

considering associated risks and the impaci on

key financtat metrics. This is mornitored quarierly

by the Risk Commiliee along with progress ol

developmenis against plan.

Priar to commithing to a development.

a detailed appraisal is undertaken. This

includes consideralien of returns relative to

risk adjusted hurdle rates and is overseen by

our Invesiment Commillee,

- Pre-lets are used lo reduce development letting
risk where considered appropriate.

- Competitive tendering of construction contracls

and, where appropnate, fixed price contracts

entered into. We measure inflationary pressure

on construction matenals and labsur costs and

make appropriate allowances in gur cost

estimates and include within our fixed

price contracts

Detailed selection and close monitaring of

contractors and key subcontracters including

cavenant reviews.

Experienced development management team

closely monitors design, construction and overatl

delivery process.

Early engagement and strong retationships

with planning autharities. The Board considers

lhe s.172 factors 1o ensure the impact on

Lhe enviranment and communities ts

adaquately addressed.

Through aur Place Based approach, we

engage with commumties where we operalte

to incorporate stakeholder views in our

developmeani activities, as detailed in

aur Sustainability Brial.

We engage with our development suppliers

1o manage enviconmental and social risks,

including through our Supplier Cade of Cenduct,

Susiatnabitily Brief and Health and Safety Policy.

L]

L)

T -

Progressing value accretive development is one
of aur key priorities for our business and is a
fundamental driver of value, but is inherently
higher risk, particularly when pursued on a
speculative basis. We aclively manage our
development risk and pre-lething our space is

an important part of that approach. We limit

our tatal development exposure te 12.5% of the
tolal parifolio by value as well as limiting our
speculative development expesure 10 12.5% of
the total portfolio ERV.

During the year, our development sites initially
experienced delays following shutdowns due to
the pandemic. All our siles are now operational
and strict Covid+ 19 protocols kave been introduced,
in accordance with the current Censtyuction
Leadership Councit Site Operating Procedures.
Singe April 2020, we have successlully completad
both 100 Liverpool Street and 1 Triten Square.
We have flexibility ta commit to near term
development programme as and when
approgriate. Buring the year we have commilted
to Nortan Falgate and | Broadgate, increasing
total development expasure to 5.3% of the
port{olio value and our speculative expesura

to &.6% of portiolio ERY [and thereby stighily
increasing the riski. Also we have commenced
enabling works for the first phase of our Canada
Water masterplan. We witl continue 1o explait our
development pipetine but ensure we mitigate risk
through a combination af timing, pre-lets and
jeint ventures.
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PRINCIPAL RISKS continued

Internal risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

[s] capital structure - leverage

Our capital structure recognises the
balance between performance, risk
and ftlexibility:

- leverage magnifies property returns,
both pasitive and negative
anincreasain leverage increases
the risk of a breach of covenants on
borrowing facilities and rmay increase
finance costs

- We manage our use of debt and equity finance
ta balance the benefits ol laverage against

the risks, including magnilication of property
valuation movements.

We aim to manage our lean lo value [LTV)
through the property cycte such that our
financial position would remain robust in the
event of a significant fall in property values.
This means we do not 2djust our approach to
leverage based only on changes in property
market yields.

- We manage our investment activity, the size and
timing of which can be uneven, as well as our
developmeni commitments (o ensure that our
LTV level remains appropriale.

We leverage our equity and achieve benelits of
scale while spreading risk through joint ventures
and funds which are typically parily financed by
debt without recourse to Brilish Land.

<

The current uncertain environmant reintorces

the importance of a strong balance sheet. Over
the last few years, we have actively lowered our
leverage, and continued {9 benefit from a streng
financial pasition. This risk remains unchanged,
with aur proportionaliy consalidated LTV of

32%. despite valuation falls We have retained
signiticant headroam to our Group debt covenants
which could withstand a further fall in values ol
t.46%. before any mitigating actions.

Finance strategy

Finance strategy addresses risks
both ta continuing solvency and
profits generated.

Failure to manage refinancing
requirements may result in a shortage
of funds to sustain the aperations of
the business or repay facililies as

they fall due.

Five key principles guide eur financing, employed
logether to manage the risks in this area:
diversify our sources of linance, phase maturity
of debt portfolio, maintain Liquidily, maintain
flexitility, and maintain strang metrics.

- We monitor the period until financing is required.
which is a key delerminant of financing aclivity.
Debt and capital markel condilions are reviewed
reqularly to identify financing opportunities that
meel gur business requirements.

Financial covenant headreom is evaluated
regularly and in conjunction with transaclians.

- We are commilied to majniaining and anhancing
relationships with aur key linancing partners.
We are mindful of relevant emerging regulation
which has the potentiat to impact the way that
we finance the business,

L

Despite the challenging marke! conditions, the
scale of our business and qualily of our assels
have enabled us to access a broad range of debt
finance on attractive terms in different markets
and s risk remains stable,

Our strong senior unsecured rating ‘A’ long term
IDR ¢redit rating 'A-" 2nd short term IDR credit
rating ‘F1" were all alfirmed by Fitch during the
year, with a stahle cutlook.

During the year we have extended £650m ol
revolving credit facilities 1o 2025, and £450m

o 202¢, and have £1 Bbn of undrawn facilities
and eash and no requirement to refinance uniil
early 2025.

[11] Environmentat sustainability

A failure to anticipate and prepare

for {il environmental risks and

lii} preventative steps taken by

government and society represents

a principal and emerging risk,

This nsk category includes the:

- increased exposure of assets to

environmenltal hazards, driven by

climate change

palicy risk from the cost of complying

with new climate regulations with

specific performance and/or

technelegy requirements

- overall compliance requirements
from existing and emerging
environmenlal regulation

- leasing risk as a resutl of tess
suslainable / non-compliant buildings

- We are currently undertaking TCFD-aligned
scenario analyses Lo as5e55 pur exposure Lo
climale-related physical and iransition risks
This workstream is overseen by the Risk and
Sustainability Committeas, with Board-level
oversighl from the Audit and CSR
Board Cornmittees

- Underpinned by our SBTi-approved climate
largets, our guiding corparate palicies [the
Pathway to Nei Zero and the Sustainability Briel]
esltablish a series of climate and energy targets
to ensure our alignmant with a socretal
transition to net zerg that limits global
warming te 1.5°C

- Our property managemenl deparlment

operales an environmental management systern

[EMS] aligned with 1S0 14001. In 2020, our

commercial offices achieved farmal third

party 150 14001 certification,

We actively engage with the communities in

which we operate, as detailed in our Local

Charter, to ensure we provide places that

meet the needs of all relevant stakeholders

The Board recognises the scale of the climate
emergency, its potential impaci on real estate
and therelare the urgent need to take mitigaling
actian; and we have added this a5 a standalone
risk this year. During the year we launched our
2030 Sustainability Strategy, which se!s out
ambitious targets to be met zero carbon by 2030
and ineludes a foeus on environmentat leadership.
in this firsl year, we have achieved some
important milestones including our first net zero
carbon development at 100 Liverpool Street, our
Pathway to Net Zera Carbaon and the launch of
aur Transition Vehicle, ta inance energy eflicient
improvements across the portfolio. The Science
Based Targets iniliative also validated our climate
targets as being aligned with a 1.5°C global
warming trajectory.

We continue to work towards full TCFD alignment
in climate risk disctosure by 2022, and undertook
a portfolio-wide physicai risk scenario analysis
in the year. As occupying sustainable buildings
becames increasingly important to accupiers,
our guiding policies - the Sustainability Brief
and Pathway to Net Zero -~ play an important

role in seltting standards aligned lo externat
expectations. For example, our new
developments target ambilious sustainabilily
ratings {'Dutstanding’ targeted for new office
devetopments) and operational eflciency
through NABERS Design for Performance.

See pages 48-53 for further detail of our
approach to environmental sustainablity

and climate change.
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Internal risks

Risks and impacts

How we moniter and manage the risk

Change in risk assessment in year

IT_EI People

A number of critical business
processes and decisions lie in

the hands of a few people.

Failure to recruit, develop

and retain staff and Directors

with the right skills and experience
may rasultin significant
underperfermance or impact the
effectiveness ol aperations and
dacision making, in turn impacting
business perfarmance.

Our HR sirategy is designed 1o mimmise

risk through-

~ informed and skilled recruitment processes

- lalent performance management and
succession planning for key rolas

- highly competitive compensation and benefits

- people development and training

The risk is measured {through employee
engagement surveys, wellbeing surveys,
employee turnover and retention melsics. We
monitor this through veluntary staff turnover
in addition to canducting exit interviews.

We engage with aur employees and suppliers
te make clear our requirements in managing
key risks including health and safely, fraud and
bribery and ather social and environmental
risks, as delailed in aur policies and cades

of conduct.

T

~ We have a broad range of experiise across our business
which is critical to the successful delivery of gur strategy.
The Covid-19 crisis presented 3 health and safety risk
10 our people and made day-to-day operations more
difficutt and complex, hewever this risk has lessened
as a result of the successful vaccinalion roll aut.

The healin and wellbeing ot our people rémains

our pricrity and we were quick 10 encourage all

our office-based staif to work from home ang

followed Gavernment guidelines.

As we enlered the next phase of Covid- 1% and third
lockdawn we saw a rnore tangible impact on our
employees bolb in terms of their physical and mental
health and wellbeing, clearly indicated by Lhe resulls of
our pulse wellbeing surveys. We have laken a number
of steps (o promote wellbeing, but it is Glear that
Covid-19 has negatively impacted the weltbeing of

our employees, notwithstanding all the measures

wae have put in place.

Despite this backdrap our people have delivered great
progress this year. Qur voluntary stalf turnovar was low
at 6% in the year, albeit we anticipate this W increase
slightly as the recruitment markat cpens up post
fockdown. During the year, there have been a number
of changes la our senior leadership team and we

have set oul our new siralegy to more aclively

focus on develepment, active managemenl gnd
repositioning assets.

3] Income sustainability

We are mindful of maintaining
sustainable income streams which
underpin shareholder returns and
provide the platfarm from which

ta grow the husiness. This coutd be
adversely aftected by non-payment
of rent; accupier failures; inahility to
re-let space on equivalent terms; as
wall as potential structural changes
ta lease obligations.

We consider sustainability of our
income streams in:

- execulicn of investment slrategy
and capital recycling, notably
timing of reinvestmenl of

sale proceeds

nature and structure of

leasing activity

nalure and tirning of

asset management and
development activity

- We undertake comprehensive profit
and cash flow larecasting incorparating
scenario analysis to model the impact
of propesed transactions.

- We lake a proactive asset management
approach te maintain a slrong occupier
line-up. We menitor our markel letting
exposure including vacancies, upcoming
expirias and breaks and speculative
development as well 25 our weighted
average unexpirediease term.

- We have a high guality and diversified
occupier base and monitor concentratian of
exposure to individual accupiers or sectors,

- We are proaclive in addressing key lzase
breaks and expiries 10 minimise pericds
of vacancy.

Ourincome has been negatively impacted by the
challenges facing Ihe relail market, compounded by
the pandemic. as Covid- 19 and related restrictions
have aifected the cash [low of many of our occupiers,
orimarily in ouwr retail business, and hence their ability
10 pay rent.

- Ourincome risk was heightened at last year end

and remains so. encompassing higher levels of nan-
payment of rent; an increase in accuplers erlering
CVAs or admimistrations; end the inability to re-iet
space on equivalent terms; as well as potential
structural changes to lease obligations lwhich may
resull in increased income volatiletyl. Also, the very
recemt court decisians on CVAs and Restructuring
Plans have clarified the methods occupiers can use
to adversely alter their rental and other obligations
o properly owners.

- We have baen actively moniigring our rental collection

together with our exposure {0 occupiers at risk of
default and administratian. Our approach has been bath
pragmalic and proactive to raximise occupancy and
rent cellection. For those cusigmers maost affecied.
primarily smaller independent retailers, we have
agreed pragmatic and equiable solulions for the
perieds of clesure which include monthly payments
and partial concessions. We have alse engaged on a
case by case basis with larger customers facing cash
flow difficullies, often combining our discussions on the
payment of legacy rents with those an lease extensions
and new space. As a result, we bave ncw collecled 83%
of rent for FY21 [Office 99%:; Retail 71%).
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VIABILITY STATEMENT

Viability
statement

Assessment of prospects

We have worked consistently over several
years to @asuce that British Land has a
strang and rabust financial positien and
we are now benefitting from that;

- The Group has access to £1.8bn
undrawn facilities and cash, Before
factoring in any income recevable, the
facilities and cash would be sufficient
la cover forecast capital expenditure,
property operabing costs, administrative
expenses, maturing debt and interest
aver the next 12 months.

- The Group relains significant
headroom te debt covenants, has no
income or interest cover covenants
on unsecured debt and has no
requirement o refinance until
early 2025.

- In the year we extended £1.10n of
RCFs by a further year |£650m ta 2025
and E450m e 2026), and refinanced
the £200m HUT loan facility to
Cecember 2023 We also signed
a £100m lean facility with Homes
England to fund speaified infrastructure
work at Canada Water and a £160.5m
loan from SMBC to the Allianz joint
venture, secured on its office assets.

The stratagy and risk appetite drive

the Group’s forecasts. These cover a five
vear period and consist of a base case
{forecast which includes committed
transactions only; and a forecast

which also includes non-committed
transactions the Board expects the Group
to make, in line with the Group’s strategy.
A five year forecasi is considered to

be the optimum balance between the
Group’'s long term business model to
creaie Places People Prefer and the

fact progerty investment is a long term
business with weighted averzage lease
lengths and drawn debt matunties in
excess ol five years [5.3 and 7.6 years
respectively at March 2021), offset by
the progressively unreliable nature of
forecasting in later years, particularly
given the historically cyclical UK
aroperty industry.

Assessment of viability

Far the reasons outlined above, the
period over which the Direciors consider
it teasible and appropriate to report on
the Group's viability remains five years,
tc 31 March 2026,

The assumptions underpinning the
forecasl cash flows and covenant
compliance forecasts were sensitised to
explore Lhe resilience of the Group to the
polential impact of the Group's significant
risks and Covid-19.

The principat risks table on pages 82-87
summaries those matters that could
prevent the Group from delivering on

its strategy. A number of these principal
risks, because of their nature or potentiat
impact, could also threaten the Group's
abilily to continue in business in its
current form if they were to occur.

The Directors paid particular attention

to the risk of a deletivrdliviy in economic
outlook which would adversely impact
properiy fundamentats, including investor
and occupier demand which would have a
negative impact on valuations, cash flaws
and a reduction in the availability of
finance. In addition, we have sensitised
for the potential implications of 2
catastrophic business event. The
remaining principal risks, whilst having
an impact on the Greup's business modet,
are not considered by the Directors to
have & reasonable Likelihood of impacting
the Graup’'s viability over the five year
period to 31 March 2026.

The most severe bul plausible downside
scenario, reflecting a severe economic
downlurn and extended Covid- 19 pandemic,
incorporated the following assumptions:

- A reduction in occupier demand
and impact en income sustainability;
reflected by an ERV decline, occupancy
decline, increased void periods,
development delays, no new leltings
during FY22, the impact of 100% cf
our high risk and 50% of our medium
risk tenants [see Note 1 Basis of
preparatian, significant aceounting
policies and accounting judgements]
entering administration, and lower
rent collection [¢.70% collection ratel
to continue for a further two years.

- Areduction in investment property
demand to the level seen in the {ast
severe downturn in 2008/2009,
with outward yield shif to 9%
net equivalent yield.
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- The outcome of the ‘severe downside
scenario’ was that the Group’s
covenant headraom on existing debi
li.e. the level at which investment
property values would have to fall
before a financial breach occurs)
reduces from 46% to, at its lowest
tevel, 4%, prior to any mitigating
actions such as asset sales, indicating
covenants on existing facilities would
not be breached.

- Based on the Group’'s cusrent
commitments and available facilities
there is no requirement to refinance
until early 2025. In the normal course
of business, financing is arrangad in
advance of expected requirements
and the Directors have reasonable
confidence that additicnal or
replacement debt facilities will
be put in place prior to this date.

- In the severe downside scenario the
refinancing date reduces to early 2024.
However, in the event new linance
could not be raised mitigating actions
are available to enable the Group
te meet its future tiabilities at the
refinancing date, principally asset
sales, which would allow the Group
te continue to meet its liakilities over
the assessment period.

Viability statement

Having considered the forecast cash
flows and covenant cempliance and the
impact of the sensitivities in combination
in the 'severe downside scenario’, the
Directors confirm that they have a
reasonable expectation that the Group
will be able to continue in operation and
meet its liabilities as they fali due over
the pericd ending 31 March 2026.

Going concern

The Directors also considered #t
appropriate io prepare the financial
statermnents on the going concern basis,
as explained an the Governance Review.

The Strategic Report was approved by the
Board on 25 May 2021 and signed on its
behalf by:

G Lt

Simon Carter
Chief Executive
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BOARD OF DIRECTORS

Driving success

Our Board develops
stratcgy and lcads
British Land to achieve
long term success.

Tim Score ]
Non-Executive Chairman

Appointed as a Non-Executive Director

in March 2014 and as Chairman in

July 2019,

Skills and experience

Tim has significant experience in the
ragidly evolving global technology
landscape and brings years of engagement
both with mature economies and
emerging markets io the Board.

He is the Senior Independent Direcior

af Pearson ple, a Non-Exzcutive Director
af HM Treasury and sits on the board of
trustees of the Royal National Theatre.
Tim was formerly Chief Financial Officer
of ARM Holdings PLC and held senigr
financial positions at Rebus Group
Limited, William Baird plc, LucasVarity
plc and BTR ple. From 2005 to 2014, he
was a Non-Executive Director of National
Express Group PLC, including time as
interim Chairman and six years as
Senior Independent Oirector.

Simon Carter

Chief Executive

Appointed to the Board as Chief Financial
Officer in May 2018 and as Chief
Executive in Nevermber 2020.

Skills and experience

Simon has exlensive experignce of nance
and the real estate sector. He joined British
Land from Logicor, the owner and operator
of European logistics real estate, where he
had served as Chief Financial Officer since
January 2017, Prior Lo joining Logicor, from
2015 to 2017 Simon was Finance Director
at Quintain Estates & Developrment Pic.
Siman previously spent over 10 years

with British Land, working in a vanety of
financiat and strategic roles and was a
member of our Executive Cemmitiee from
2012 until his departure in January 2015,
Siman also previpusly worked for UBS in
fixed income and qualified as a chartered
accountant with Arthur Andersen.

Preben Prebensen

Senior Independent Non-Executive
Director

Appointed as a Non-Executive Oirector
in September 2017 and Senior
independent Director in July 2020
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Skills and experience

Preben has 30years’ experience in
driving long-term growth for British
banking businesses,

He was Chief Executive of Close Brothars
Group ple for 11 years from 2009 until

' 2020. Preben was formerly the Chief

Investrment Officer of Catlin Group
Limited and Chief Executive of Wellington
Underwriting ple. Prior to that he held a
number of senior positions at JP Morgan

Laura Wade-Gery  [»][V]
Non-Executive Director

Appointed as a Non-Executive Director
in May 2015

Skills and experience

Laura has deep knowledge of digital
transformation and customer experience
and brings her experience leading
business change management to

the Board.

She is Chair of NHS Digital and a
Non-Executive Director of NHS England.
Until April 2021, she was a Non-Executive
Director of John Lewis Partnership ple.
Previously. Laura was Executive Director
of Multi Channel at Marks and Spencer
Group ple, servad in a number of senior
positions at Tesca PLC including Chief
Executive Officer of Tesco.com and was
a Non-Executive Director of Reach PLC
{formerly known as Trinity Mirror plc),



Irvinder Goodhew

Non-Executive Director

Appoinied as a Non-Executive Director
in Octaber 2020,

Skills and experience

Irvinder brings over 25 years of
experience through operational, strategic
and digital transformation rales in a
broad range of sectors including retail,
consulting and financial services.

She is currently a Transformation Director
at Lloyds Banking Group plc, a posttion she
has held since 2018. Previausly, Irvinder
held several senior executive positions in
the UK and Australia across operations,
strategy and transformation for FTSE 100/
ASX organisations including J Sainsbury
plc, Coles Group and BOC Group. rvinder's
industry experience is complementad with
a career in global strategy consulting
including her role as a Partner with AT
Kearney leading their consumer and retail
practice in Australia and New Zealand.

Lynn Gladden
Non-Executive Director

Appointed as a Non-Executive Director
in March 2015.

Skills and experience

Lynn is recognised a5 an authority in
working at the interface of advanced
technology and industry. Her crikical
thinking and analytical skills bring a
unique dimension to the Board.

She is Shell Professor of Chemical
Engineering at the University of
Cambridge and was appointed as
Executive Chair ol the Engineering and
Physical Sciences Research Council
{UKRI] in 2018. She is also a fellow of
the Royal Society and Royal Academy
of Engineering.

Alastair Hughes  [¢|[N]{2]
Non-Executive Director

Appointed as a Non-Executive Director
in Janwary 2018

Skills and experience

Alastair has proven experience of growing
real estate companies and is a fellow ¢f the
Royal Institytion of Chartered Surveyors.

Alaslair is a Non-Executive Director
of Schroders Real Estate Investment
Trust Limited, Tritax Big Box REIT
and QuadRezl Property Group, with
over 23 years of experience in real
estate markets.

He is a former Director ¢f Jones Larg
LaSalle Inc. [JLL) having served as
managing director of JLL in the UK,

as CEO for Europe, Middle East and
Africa and then as CEO for Asia Pacihc.

Loraine Woodhouse [a]
Non-Executive Director

Appointed as a Non-Executive Director
in March 2021.

Skills and experience

Loraine has extensive experience across
all finance disciplines and has worked
within many different sectors including
rezl estate and retail.

Loraine has been Chief Financial Ofhcer
af Halfords Group plc since 1 Navember
2018. Prior to joining Halferds, Loraine
spent five years in semor finance roles
within the John Lewis Partnership. In
2014 Loraine was appainted Acting Group
Finance Director and then, subseguently,
Finance Director of Wailrose. Prior to
that. Lorame was Chiaf Financral Officer
af Hobbs, Finance Director of Capital
Shopping Centres Limited and Finance
Director of Costa Coffee Limited. Loraine's
early career included finance and
inveslor relations roles at Kingfisher Plc.
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BOARD OF DIRECTORS continved

Nicholas Macpherson

Non-Executive Director

Appointed as a Non-Executive Director
in December 2014,

Skilis and experience

Nicholas has directed organisations
through bolh liscat and strategic change
management and brings this vital
expertise to the Board.

He is Chairman of C. Hoare & Co,

a Director of The Scottish American
Investment Company PLC anc a

member of the Advisory Councit to Arcus
Infrastructure Partners. Nicholas was the
Permanent Secretary to the Treasury for
over 10 years from 2005 to March 2016,
leading the department through the
financial ¢risis and subsequent period

of banking reform

Brona McKeown
General Counset and Cempany Secretary

Appointed as General Counsel and
Company Secrelary in January 2018,

Skills and experience

Before joining British Land, Brona was
General Counsel and Company Secretary
of The Co-operative Bank plc for four
years as pari of the restructuniag
executive leam. Immediately prior to
that she was Interim General Counsel
and Secretary at the Coventry Building
Society. Until October 2011, Brona was
Global Ganeral Counsel of the Corparate
division of Barclays Bank plc, having
joined Barclays in 1998, Brona trained
and spent a number of years at a large
City law firm

Board Committee membership key

Audit Committee

Corporate Social Responsibility Commitiee

Nomination Cammitige

Remuneration Committee

I:I Chair of 2 Board Committes

Board attendance

Scheduled Ad hoc

Director maelings meelings Total
Tim Score 717 4/ 13/13
Alaslair Hughes W7 4f6 13/13
trvinder Goodhew &lh 22 6/6
Laura Wade-Gery 717 b/ 13/13
Lyan Gladden "7 46 13/13
Nicholas Macpherson W7 &/6 13/13
Preben Prebensen 717 b6 13/13
Loraine Woodhouse 141 - 11
Simon Carter W 6/6 13/13
Former Directors wha served during ihe year

Chris Grigg 5/5 f4 9/9
Wiltiam Jacksan 77 b6 13/13
Rebecca Worthingten 5/5 4ft /9

Full altendance by the Board of Directors al every meeting was met during the year. The Baard of Directers has made itself avalable for a total of six meetings at short
notice in order ta recewve important updates and make time sensitive decisions, This highlighls the Board's individual and colleclive commitmeat to British Land and
demanstrates thal each Direclor has sulficient time to commit (o ¢risical needs in addition ta meetings in the ordinary course of business. There were a number o!
cceasions throughout the year where execulive succession issves ware discussed at lull Board meetngs. Executive Directors, where appropriate, were net present

far those parts of the meetings.

92 British Land Annual Report and Accounts 2021



GOVERNANCE AT A GLANCE

A str - Our governance structure ensures that the right
st ateglC people have access to the right information. Delegated
enabler authorities throughout our organisation enable

effective decision making at appropriate levels.

Governance framework

. Corporate
Audit Social
Committee Responsibility
Committee
Board of
Board Directors

Nomination
Committee

Remuneration

Committee

Executive

Comrmittee
; Chief
Executive
Investment Risk
Committee Committee
Community Transition Heatth Sustainability
Management —_— Investment Vehicle and Safety Committes

Committee Carnmittee Coramittee
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CHAIRMAN'S INTRODUCTION

2021 Corporate Governance Report

T

Application of the Principles
of the UK Corporate

Governance Code

In addition to the reporis listed on the
contents page, the following sectiens of
this Governance Report outline how the
Principles of the Code have been applied
throughout the year:

96 Board Leadership & Company Purpose

§7 Division of Responsibilities

98 Compaosition, Succession & Evalualion

99 Audit, Risk Management &
Internal Control

Remuneration

In a year of uncertainty, the Board
has worked with management to
provide oversight and challenge,
while maintaining effective
governance and strong leadership.

{am pleased to present the Corporate Governance Report for
the year ended 31 March 2021.

Like it has far many, Covid-19 has brought about a unique set of
challenges te the boardroom that had the potential to disrupt
the leadership of the business at a time when it was needed
maost, The impact on our business and the work we have done
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to support our customers, suppliers, staff and others s set out
in detail within the Strategic Report on pages 32-34. lwant to
take this cpportunily to describe the governance challenges
that the Board has faced and the work that we have done to
overcome them to continue to operate effectively.

Notwithstanding the challenges in basic meeling
administration, business continuity and even how many of us
could sit at the boardroam table, the Board has acted decisively
and entrepreneurially in response to rapidly evolving market
forces and challenging macroeconomic conditions. In domng so
we have sought to carefully balance the impacts en and needs
of aur stakeholders, the environmant, our reputatianal integrity
and, importantly, our shareholders Our focus on Governance,
underpinned by our cammitted approach to mzaking the right



decisions, al the right time, based on the right information, has
guided us through a year of uncertainty and difficult conditions.
The Board has worked closely with management to provide
oversight, challenge and debate to drive positive cutcames.

Tne Board has met mostly virtually feither wholly or in a hybrid
farmat} throughoul the year, including for our annual strategy
review with management. We have been able to rely on the
quality of the reporting thal management pravide as well as the
open and respectful nature of our debates to ensure that Boarg
and Committee meetings remained etfective and constructive.

In addition to navigating the challenges brought about by
Covid-19 and the economic shock that foliowed, the Board

has seen a number of key personnel changes during the year
which are detailed below and in the report of the Nomination
Committee on page 112, {n reshaping the compasition of the
Board. | am delighted with the progress we have made towards
our diversity targets this year; an area where we witl cantinue
to focus and strive for excellence.

{ am particularly pleased that in our annuat Board effectiveness
evaluation, the external assessor concluded that our Board had
continued to function very well despite the operational challenges
it faced in the year. Further details of the evaluation and the
outputs that the Board will focus on during the coming year
can be found within the Governance Report on pages 98-99.

Good governance underpins the way in which the business

of the Group is managed, our behaviour and our ¢orporate
culture. We are reporting against the 2018 UK Corporate
Governance Code {the 'Code’| available at fre.org.uk. lam
pleased with the standards of governance the Board continues
to uphotd and the Board considers that the Company has
complied with all relevant provisions of the Cede throughout
the year.

Lastyear's Report was the first to include a staterment on how
the Board had regard to the matters set out in s172011(al to (]
of the Companies Act 2006. Qur 5172 statement can be found
on page 33 within the Strategic Reporl. Full details of how the
Directors have had regard to their responsibilities under s172
are set cul within our Applied Governance section on pages
102-111. This is a new section in this Report and brings
together, in one place, the disclosures on workforce and
stakeholder engagement. descriptions of principal decisions
taken by the Board and the matters that have been considered
throughout the decision making process. We will continue to
report in this way and hope that you find 1t a useful addition.

As reported last year, for the purposes of Provisian 5 of the
Code, the Board has designated the CSR Committee as our
prescribed method for overseeing workforce engagement.
In allocating this responsibility to a Committee, rather than
te a single non-executive dirgctor, we are praviding greater
resource at Board level and demonstrating our commitment
to excellent warkforce engagement,

Board changes

After over 11 years as CEQ, Chris Grigg stepped down from the
role on 18 November 2020 and leit the Board on 31 December
2020. Follewing a thorough search process, Sirmon Carter was
appointed as his successor, details of which are set out

on page 113

in January 2021 we announced the appoiniment of Bhavesh
Mistry as CFO. Bhavesh joins us from Tesco PLC where he was
Deputy Chief Financial Officer and will join the Board ¢n 19 July
2021. As announced on 18 Novemnber 2020, David Walker, our
Head of Investor Relations, is our Interim CFO until Bhavesh
joins later this summer.

irvinger Goodhew joined the Board in October 2020 and has
joined our CSR Committee. After extending his tenure last year,
William tackson lefi the Board on 31 March 2021. Preben
Prebensen was appointed as William's successoar as the Senior
Independent Qirector and Alastair Hughes replaced William

on the Nomination Committee, with both changes becoming
affective al the end of the 2020 AGM. {rvinder Goodhew and
Laura Wade-Gery joined the Nomination Committee in
November 2020.

Due to a conflict of interest, Rebecca Worthington stepped
down fram the Board and as Chair of the Audit Committes on
31 Decembar 2020. We are pleased to have welcomed Loraine
Woodhouse to the Board on 1 March who tock on the role

of Chair of the Audit Commitiee on 31 March 2021, Preben
Prebensen chaired the Audit Cormnmittee on an interim basis
between Rebecca's departure and Loraine’s appointment and
remains a member of the Committee. Further details on the
appointments of the Directors and the formal, rigorous and
transparent process that was undertaken can be found in

the Nomination Committee Repart on pages 113-114.

All Directars in rote at 31 March 2021, with the exception of
William Jackson, will stand for re-election at the 2021 AGM.

2021 AGM

As you will be aware, in 2020 we werg unable to invite
sharehclders to attend the AGM due to the Government
enforced Covid-19 restrictions that were in place at the time.
In 2021, we will be offering shareholders the opportunity to
participate and vote virtualty in our AGM from the comfort and
safely of their hormes. The AGM will be broadcast via an online
portal where shareholders will be able to watch and listen to
the presentations made by me and the Chief Executive. There
will be an cpportunity o ask questions via telephone
conference and vote electronically in real time.

We will be holding the physical meeting at Storey Club at

100 Liverpocl Street. Physical attendance wilt be permitted

on a limited basis due to the need to prepare in anticipation of
Covid-19 restrictions which might still be in place, and we urge
any shareholders wanting to atlend in person to firstly consider
attending virtually. If you are unable to do so we would ask you
to pre-register your intention to physically attend by foltowing
the instructions withsn our Notice of Meeting. If you are unable
to attend in either capacity. t would urge you shill to cast your
vote by appointing the Chairman of the meeting as your proxy.

zkdﬁ-ﬁ——

Tim Score
Non-Executive Chairman
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GOVERNANCE REVIEW

Board Leadership & Company Purpose

Corporate Governance Report | |

76

The Board has determined that the Company’s

purpase is lo create and manage ouistanding places to
deliver positive outcomes for all our stakeholders on
sustainabie basis We call this Places People Prefer. We
do this by understanding the evolving neads of the people
and organisations who yse our places every day and the
communities who live in and around them. The changing
way people choose to wark, shop and live is what shapes
our strategy. enabling us to drive enduring demand for
our space, in turn creating value over the long term.

The Beard, supported by an expert management teamn,
continues to maximise the competitive advantage of
the Company by utilising a deep history of stakehalder
engagement to produce Places People Prefer and
rmaximise sustainable vatue far shareholders. The
Caompany s led by the Board in its entrepreneurial
approach to placemaking and continues to innovale
and produce world class destinations.

As at 31 March 2021, the Board comprised the
Chairman, the CEQ and seven independent Non-
Executive Directors. We continue to have a strong mix of
experienced individuals on the Board. The majority are
independent Non-Executive Directors who are not only
able to offer an exiernal perspective on the business,
hut also censtructively challenge Executive Directors,
particularly when develaoping the Company's strategy
and in their performance.

Our governance siructure is designed to ensure that
decisions are taken at the appropriate level and with the
praper degree of oversight and challenge. Elements of
our business require quick decision making and this is
enabled by an agile Board and management tearm that
ccllaborale effectively on complex issues.

Strategy days

The Board held its annual offsite stralegy event virtually
during Februasy 2021, The strategy days are structured
to provide the Directors, and the Non-Executive Directers
in particuiar, with an opportunity to focus on the
development of, and challenge ta, the Company’s
corporate strategy.

The CEQ, senior executives and external guests delivered
a number of presentations to atiendees, providing
in-depth analysis on aspects of the business and

the external environment. The days were carefully
structured to achieve a balance between presentations,
debate and discussion. Areas focused on at the 2021
strategy days included: sustainable long term value;
urban legistics (with a presentatian from McKinsey &
Companyl: innovation and life s¢iences seciors; our
campus prepesition; and Canada Water.
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Culture and stakeholder engagement

The Company’s purpose is core to every decision taken by
the Board. As detailed on pages 12-13 the Company has a
framework of values and strategic measures that underpin
our purpose to ensure that the strategy and culture of the
Company are aligned. Led by the CSR Committee, we have
a broad range of warkforce engagement mechanisms

to ensure the Board is able to assess the culture of the
arganisation. Our workforce engagement mechanisms

are described on pages 108-109.

The Board receives regular updates on werkforce
engagement from the CSR Committee and management
team through, amangst other methods, detailed
workforce surveys. The Board has delegaied oversight of
the Comnpany s whistleblowing arrangements to the Audit
Committee bui retains overall responsibility and receives
updates on cases as appropriate.

The British Land Leadership Team consists of the
Executive Cammittee and its direct reparts in management
roles wha meet regularly both formally and informally

to ensure there is a direct and visible link across the
business, and act as a channel for workforce views

to reach the Board.

As well as workforce engagement, the CSR Committee has
formal responsibility for engagement with the Company's
wider stakeholders. Stakeholder engagement is integral to
creating Places People Prefer and the decisions taken by
the Board to maximise shareholder value are enhanced by
the views of the diverse range of stakeholders and wider
communities that we serve. The mechanisms that ensure
effective stakeholder engagement as well as a number of
examples of how decisions in the boardrecom have been
shaped by the impacts on our stakehotders are described
in the stakeholder engagement statement on pages
104-107. Further infarmation on British Land's
contribution tc wider society can be found on pages 32-47.

Engagement with major shareholders

institutional investors and analysts receive regular
communications from the Company. This year, recognising
the increased uncertainty around Covid-19 and the need for
more timely information. we provided quarterly updates on
reat cellection in addition to our regular reporting. Despite
Covid-19 restrictions, we delivered our usual investor
programme including an investor event and roadshows
which both the CEO and CFQ attended. We also
partictpated in our usual invester conferences which were
delivered anline, detailed on page 101 We look forward to
holding individual and group investar maeetings, events

and tours of major assets once it becomes feasible,



Division of Responsibilities

In July 2020, the Company virtually hosted a Sustainability
Investor & Analyst event that reached cver 200 participants.
The CFO and senior management gave presentations

and held 8 Q&A session to launch the 2030 Sustainability
Strategy. The presentations were recorded and are avaitable
to view on our website britishland com/finvesters/results-
repacts-presentations.

The Chatrman is commitled to ensuring that sharehotder
viaws, both peositive and negative, are relayed back lo the
Board and is assisted by the executive team in doing sa.
Althoaugh the Covid-19 pandemic has imited physical
outreach to investers, the Chairman is commtted to
understanding and sharing the views ol major shareholders
within the boardroom The Chairman, Senior Independent
Director, CEO and CFQ are available to address any
concerns our stakehclders may wish to raise.

[n addrtion to the Chairman’s efforts, the Chief Executive
provides a written report at each scheduled Board
meeting which includes a summary of market activity and
commentary on invester meetings in the period. We also
receive direct feedback an key roadshows, which is made
available to the Board as appropriate.

Conflicts of interest

The Directors are reguired to avoid 2 situation in which

they have, or could have, a direct or indirect conflict with

the interests of the Company. The Board has established a
procedure whereby the Directors are required to notify the
Chairman and the General Counsel and Company Secretary
of all potential new ocutside interests and actual or perceived
conflicts of interest that may affect them in their roles as
Directors of British Land. All potential canilicts of interest
are authorised by the Board and the register of Oirectors’
interesls s reviewed by the Board twice a year. The Board
also reviews the Directors” Conflicts of Interest Policy on an
annual basis. The Policy was last amended in November 2019
and reviewed with no changes recommended in Novernter
2020. The Board concluded that the policy continued to
operate effectively.

External appointments

Any additional significant appointments must be approved by
the Board before they are accepted by Directors. The Board
will consider the Directors’ existing commitments in making
its decision. Non-Executive Directors’ letters of appointmeant
set out the time commitments expected from them.
Following consideration, the Nomination Committee has
conctuded that all the Nan-Executive Directors continue

to devete sufficient time to discharging their guties to

the required high standard.

British Land’s policy is to allow Executive Directors lo take
one non-executive directorship at another FTSE company,
subject to Baard approval. External appetntments of the
Executive Directors are disclosed in their bicgraphies.

Any fees earned by the Executive Directors from such
appointments are disclosed on page 138 within the
Remuneration Report.

There is a clear written division of responsibilities
between the Chairman [who is responsible for the
leadership and effecliveness of the Board} and the
Chief Execulive [who 1s responsible for managing
the Company’s business|. The responsibitities of the
Chairman, Chiel Executive and Senior Independent
Director have been agreed by the Board and are
available to view on our website britishland.com/
structure-committees.

When running Board meetings, the Chairman
maintains a collaborative atmosphere and ensures
that all Directors have the opportunity to contributa
to the debate. The Direciors are able 1o voice their
apinions in a calm and respectful environment,
altowing coherent discussion.

The Chafrman also arranges informal meetings and
events throughout the year to help build constructive
relationships between Board members and the
senior management team. The Chairman meets with
individual Directors outside formal Board meetings
to allow for open, two-way discussion about the
effectiveness of the Board, its Cormnmittees and its
members. The Chairman is therefare able ta remain
mindful of the views of the individual Directors.

Operation of the Board

Qur governance structure set out on page 93
ensures that the Board is able to focus on strategic
proposals, major transactiens and governance
matlers which aifect the long term success of

the business.

Regular Board and Committee meetings are
scheduled throughout the year. Ad hoc meetings
may be held at short notice when Board-level
decisions of a time-critical nature need to be made
or for exceptional business. Fortnightly Board calls
were held between the outbreak of the Covid-19
crisis in March 2020 and the publication of the

full year results at the end of May 2020.

Care is taken to ensure that information is circutated
in good time before Board and Committee meetings
and that papers are presented clearly and with the
appropriate leve! of detail to assist the Board in
discharging its duties. The Secretariat assists the
Board and Committee Chairs in agreeing the agenda
in sufficient time belore the meeting to allow for
inpui from key stakeholders and senior executives.

Papers for scheduled meetings are circulated one
week prior ta meetings and clearly marked as being
‘For Decision’, ‘For Information’ or For Discussion’.
Ta enhance the delivery of Board and Committee
papers, the Board uses a Board portai and tablets
which provide a secure and efficient process for
meeting pack distribulion.
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GOVERNANCE REVIEW continued

Division of Responsibilities

Composition, Succession
& Evaluation
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Under the direction of the Chairman, the General
Caunsel and Company Secretary facilitates effective
informaticn flows between the Board and its
Committees, and between senior management

and Non-Executive Directors.

Board Committees

Four standing Coammittees have been operating
throughout the year: Audit, Nomination,
Remuneration and Corporate Social Responsibility.
to which certain powers have been delegated.
Membership of each of these Committees is
comprised salely of independent Non-Executive
Directors. The reports of these four standing
Committees are set out in the following pages.
The terms of reference of each Committee and
the matlers reserved for the Board are available
an our website at britishland.com/committees.

The Board has delegated authority for the day-to-day
management of the business to the Chigf Executive.
Executive Directors and senior management have
been given delegated authority by the Board to make
decisions within specified paramelters. Decisions
outside of these parameters are reserved for the
Board although management will often bring
decisions within their delegated authority 0 the
Board for scrutiny and challenge.

Management are supported by three standing
Executive Committees:

Executive Committee

The Chief Executive is supported by the Executive
Cammittee in discharging his duties which have
teen delegated by the Board. Comprised of the
senior management team, the Committee’s main
areas of focus are the farmulation and
implementation of strategic initiatives, business
performance monitoring and evaluating and
overseeing culture and stakeholder engagement.

Investment Committee

Principal investment decisions are reserved for

the Board, however it has delegated authority to
the Invesiment Committee to make decisions
within specified financial parameters. The
Investment Cornmittee membership comprises

the Chief Executive. Chief Financial Officer, Head of
Investment, Head of Strategy, Digrtal & Technolagy,
Head of Real Estate and Head of Developments.
The Investment Committee alsa reviews investment
propasals that fall outside of its delegated autharity
and provides recommendations to the Board for

its consideration.

Risk Committee

The Chief Financial Officer chairs the Risk
Committee which comprises all members of the
Executive Committee. The Committee manages
externzl, strategic and operational risks in achieving
the Company's periormance goals.
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Composition, Succession & Evaluation

Qur rigorous and transparent procedures for
appointing new Directors are led by the Nomination
Commuttee. Non-Executive Direciors are appointed
for specified terms and all continuing Directors
offer themsetves for election or re-election by
shareholders at the AGM each year provided the
Board, on the recommendation of the Namination
Committee, deems it appropriate that they do so.
The procedure for appointing new Oirectors is
detailed in the Nomination Commuttee report

on page 114,

The Nomination Committee is responsible for
reviewing the composition of the Board and its
Committees and assessing whether the balance
of skills, experience, knowledge and diversity is
appropriate o enable thern to operate effectively.
More detail can be found in the Nornination
Committee report on page 113.

The Notice of Meeting for the 2021 Annual General
Meeting details the specific reasons that the
contribution of each Director seeking re-election is
and conbinues to be important to the Company's long
term sustainable success The hiographies of each
Director en pages 90-%2 set out the skills and
expertise that each Director brings to the Board.

Following a recommendation from the Nomination
Cemmittee, the Board considers that each Nan-
Executive Director remains independent in
accordance with provisions of the Code.

As well 25 leading the procedures for appointments
to the Board and its Committees, the Nominaiion
Cammitlee oversees succession planning far the
Board and senior management with reference to the
Board Diversity and Inclusion Policy. Further details
on the work of the Nomination Committee and the
Diversity and tnclusion Policy are within its Report
on page 114,

Board evaluation
The effectiveness of the Board and its Committees was
conducted by No 4, an external evaluation firm.

@ Stage 1

December 2020
No 4 met with the Chairman to discuss the scope and
focus of the evaluation

Stage 2

January 2021

No 4 attended a Board meeting and held individual
interviews with each Beard Director, the General
Counsel and Company Secretary and the Head

of Secretariat




Audit, Risk Management
& Internal Control

Stage 3

February/March 2021

No 4 attended a further Board meeting and Commitiee
meetings including the strategy review

Stage 4

March 2021

Draft report discussed with Chair grior to finalisation
and presentation to the whole Board

Stage 5
March/April 2021
Post Board presentation

—d—Ed—H

No 4 provided feedback to the Chairs of the Audit,
Nemination, Remuneration and CSR Committees on

the performance of each Cammittes. The performance of
the Chair was also discussed with the Senior Independent
Qirector who subsequently met with the other Non-Executive
Directars to further consider the Chair’'s performance,
taking into account the views of the Executive Directors.

In addition to the formal Board evaluation, the Board Chair
mel each Non-Executive Director individually during the
year to discuss their contribution to the Board.

Outcomes

Overall, the evaluation repart fram No 4 reflected very well
on the Board and concluded that the Board is effective by
almost all measures. It was described as open, collegiate,
of high calibre and cemrmitted.

No 4 made a number of recormnmendations for the Board to
focus on, including.

- Dedicating time to gawn insight from Non-Executive
Directors’ wider experiences;

- Developing key measures and KPls to monitor progress
against the sirategy;

- Maintaining social centact between Non-Executive
Directars and the wider Company: and

- Inviting external speakers to Beard meetings.

The Board intends to implement the recommendations mads
by No 4 and will report on progress in the 2022 Annual Report.

The review confirmed that good progress has been made on
the recammendations of last year's evaluation:

- the Board has progressed succession planning as seen in
the appointment of Siman Carter as Chief Executive Officer;

- the Group strategy has been refined and four strategic
principles have been introduced with further refinement
made at the strategy off-site;

the CSR Committee reviewed iis terms of referance to
refine its scope and incorporate relevant respansibilities;
and several employee surveys have been conducted
throughout the year to further our understanding and
manitering of culture and values. For more information
see the CSR report on pages 110-111.

No 4 has no other connection with British Land or its Directors,

Audit, Risk Management & Internal Control
Financial and business reporting

The Board is responsible for preparing the Annual
Repart and confirms in the Oirectors’ Responsibilities
Statement set aut on page 147 that it believes

that the Annual Report, taken as a whole, is fair,
balanced and understandable. The process for
reaching this decision is outlined in the report of the
Audit Committee. The basis on which the Company
creates and preserves value over the leng term is
described in the Strategic Report.

Audit Committee

The Audit Committee is responsible for monitering
the integrity of the financial statements and results
announcements of the Company as well as the
appointment, remuneration and effectiveness of the
external and internal auditors. The detailed report
of the Audit Committee is an pages 116-121.

Risk management

The Board determines the extent and nature of
the risks it is prepared to take in order to achieve
the Company's sirategic objectives. The Board is
assisted in this responsibility by the Audit Committee
which, 1n conjunction with the Risk Committee
rmakes recormnmendations in respect of the Group's
principal and emerging risks, risk appetite and key
risk indicators. Further infermation on the Group's
risk rnanagernent processes and role of the Board
and the Audit Committee can be found on page 78.

The Board has respansibility for the Campany’s
overalt approach to risk management and internal
control which includes ensuring the design and
implementation of appropriate msk management
and internak conirol systems. Oversight of the
eftectiveness of these systems is delegated to the
Audit Committee which undertakes regular reviews
to ensure that the Group is identifying, considering
and as far as practicable mitigating the risks for
the business.

During the course cf its review for the year ended

31 March 2021. and to the date of this Repori. the
Audit Commitiee has not identified, nor been advised
of, & failing or weakness which it has determined to
be significant.

Page 120 set out the confirmations that the Audit
Committeg made to the Board as part of the risk
management and internal contral assurance
process for the full year.

Internal control over financial reporting

As welt as complying with the Code, the Group has
adcptied the best practice recommendations in the
FRC 'Guidance on risk management, internal control
and related financial and business reporting’ and the
Company's internal controt framework operates

in line with the recommendzations set out in the
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GOVERNANCE REVIEW continued

Audit, Risk Management

& Internal Control

Remuneration
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internationally recognised COS0 internal Control
Integrated Framework.

Audit, Risk Management & Internat Control
The key risk management and internal control
procedures aver financiat reporting include
the following:

The Company’s remunerabion policies and practices
are designed to support our strategy and promate
the long term sustainable success of the business.
We have a clear strategy, locused on our Campuses
and Retall & Fullilment, which positions our business
for growih. 1o deliver this strategy, we will focus on

- Operational risk management framework:
operational reporting processes are in place
to rmitigate the risk of financial misstaterment.
Key controls are owned by senior managers who
report on compliance on a six-manthly basis to
the Risk Committee. All key internat hinaacial
controls are reviewed on a two-yearly cycle
by internal audit,

- Firnancial reporting: our financial reporting
process.is managead using documented
accaunting policies and reporting formats
supported by detafled instructions and guidance
on reporting requirernents. This process is
subject to aversight and review by both external
auditors and the Audit Commuittee; and

- Disclosure Committee: membership comprises
the Chief Executive. Chie! Financial Officer,
Head aof Investor Relations, General Counse!l
and Company Secretary and Head of Secretariat.
The Committee regularly reviews drafl financial
reports and valuation infarmation during the
interim and futl year reporting process and
determines, with external advice from the
Comgany's legal and financial advisers,
whether inside infarmation exists and the
appropriate disclosure requirements.

Geing cencern and viability statements

Quring the year the Board assessed the
appropriateness of using Lhe ‘going concern’

basis of accounting in the financial statements. The
assessment considered future cash flows and debt
facilities [to assess the liquidity risk of the Company)
and the availablity of finance [to assess solvency
risk]. The assessment covered the 12-menth period
required by the "going concern’ basis of accounting.

Following these assessments, the Directors believe
that the Group is well placed te manage its financing
and other business risks satisfactorily and have

a reasonable expectation that the Company and

the Group have adeguate resources to conlinue

in operation for at teast 12 months from the date

of the Annual Report. They therefore consider it
appropriate io adopt the going concern basis of
accounting in pregaring the financial statements.

A detailed descripban of the viabitity assessment for
the year ended 31 March 2021 is included on page 88
alongside the viability and going concern statements
made by the Board.
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our Campuses and Retail & Fulfitment. Delivering
against this strategy creates the inputs for future
value creation for all of our stakeholders. In our
Directors’ Remuneration Report we explain cur
approach toincentivise and reward employees

to deliver these inputs whilst also managing the
business on a day-to-day basis. We also explain
how we create alignment with shareholders and
measure our performance gver the langer term.

Qur current Remuneration Policy was approved by
shareholders at the 2019 AGM The Remuneration
Commitiee is also responsible for establishing
remuneration of the members of the

Executive Commutiee

The Commiitee is authorised to use discrefion in
determining remuneration outcomes for Executive
Directors and the wider workforce. Further details
on the Commiitee’s use of discretion this year can
be found in the Direclors’ Remuneration Report
starting on page 122.



Key investor relations activities during the year

May 2020

- Full Year Results
Presentation

- Full Year Results Roadshow

August 2020

- HSBC European Real
Estate Conference

November 2020

~ Half Year Resylts
Presentation

- Half Year Resylts Roadshow

January 2021

- Peel Hunt/Davy
Equities Conference

- Barclays European Real
Estate Conferance

- European lnvestor

Roadshow

- Operational update follewing
December quarter rent collection

July 2020

- Sustainability Investor &
Analyst event

- Operational update following
June quarter rent collection

- AGM, with Q&A

pubtished online

June 2020

Goldman Sachs Eurapean
Financials Conference

- Margan Stanley Europe &
EEMEA Conference

- Private Client

Investar Roadshow

September 2020 October 2020

- BolA Securities Global
Real Estate Conference

- Operational update following
September quarter
rent cotlection

December 2020

~ UBS Global Reat
Estate Conference

- US Investor Roadshow

- Private Client
lnvestor Roadshow

March 2021

- Citi Aanual Glebal CEOQ
Property Conference

- BofA Real Estate

CEO Conference
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Adapting our retail
strategy to maximise
the opportunities
within Retail &
Fulfilment

See pages 22 and 23

Realising
the potential of
our Campuses

Applied
Governance

See page 16

The following section brings our
disclosures around Board activity,
stakeholder engagement and decision
making together in one place. We hope
that you will find it useful in understanding
the Board’s work.

Active capital
recycling and value
accretive development

Additional information on key areas of focus
can be found within the following parts of
the Strategic Report.

See page 24

Diversity
See page 36

Our response
to Covid-19

See page 80
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BOARD ACTIVITY

The Board meets regularly with people from across
the British L.and business and interacts with a range

[APPLIED GOVERNANCE

Our core of advisers including corporate brokers and valuers.
Throughout the year the Board has met more
fOCU-S arcas frequently than usual due to Covid-19 and the search

for new Executive and Non-Executive Board members.
Board discussions have covered a wide range of topics
with a significant amount of time spent on the
following strategic areas:

Strategic topic Areas on which the Beard has focused during the year

Customer Orientation - Residentiat strategy
- Retail landscape and occupier insolvency

- Financial support to occupiers and service partners during the Covid-19 pandemic

nght Places - Approval of planning permission and drawdown of the Headlease at Canada Water
- The development of 1 Broadgate and Norton Folgate
- Overseeing our Retail disposal strategy
- Capital plan and long term development pipeline

Expert People - The safety arnd wellbeing of our workforce following the outbreak of Covid-19 and

the nationwide lockdowns

- Keeping cur places running effectively and our people safe as lockdowns were
imposed and eased

- Decisions on remuneration in the context of Covid-19

- Employee surveys to check in on emptoyee wellbeing throughout the pandemic

- Approval of the Race at Work Charter and strategy for racial equality

- Executive succession and Non-Executive appointmentis

Capital Efficiency - Re;um‘mg and restructuring the dividend B
- Refinancing and capital allocation to ensure liguidity and covenant headroom

- Capital recycling through disposals and the formation of joint ventures

Sustainability - 2030SusiainapililySlrategy
- Creating the Transition Vehicle

- Dwersity and inclusion at all tevels of our business
- Prioritising re-use of existing buildings
- Place Based approach

Driving forward diversity

This year we were proud to place 4th in the FTSE10D for the propartion of women in Executive Committee and direct report
roles. We have since appointed Loraine Woodhouse as a Non-Executive Director and going forward we wiil maintain and
improve the balance we have achieved to date. We are promoting diversity across all levels of the business and we were
pleased to record a continuad reduction in the median gender pay gap for British Land.

We have pursued various ethmic diversity initiatives during the year, which you can read more about on page $17 1n the
CSR Committee report. We are pleased to have made progress on our diversily mix at Board level during the year.

British Land Annual Report ang Accounls 2021 103



STAKEHOLDER ENGAGEMENT STATEMENT

Our Board The Company holds an off-site strategy event each
year where the Board and Executive Committee

Strategy event come together to focus on the development of
the Company’s strategy.

Realising the
potential of our
Campuses

Progressing
value accretive
development

As weli as considering
development opportunities within
the existing portfolio, the Board

and Investment Commiltee
discussed investmant
oppartunities in growth
sectors supported by external
presentations on those markets.

The Board and management team
reviewed the development pipeline
agamnst the capital plan and
considered opgortunities to
leverage our development
expertise. Value accretive
development is a core
companent of our strategy.

Active cap'ital
recycling

Targeting the
opportunities
in Retail &
Fulfilment

The event included a review of the
grinciples for recycling capital
frorn mature and off strategy
assets into development and
investment in growth seciors.

Managernent and the Non-
Executive Directors considered
the realignment of the Retall
portfolio towards areas for growth
and value, whilst leveraging
British Land's expertise in
asset management.

Management will continue to
evaluate opporiunities to release
capital through joint ventures
and disposals.
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IAPPLIED GOVERNANCE l

Effective stakeholder
engagement is at the

Engaging with and heart of Places People

Prefer and embedded

Oonsidering the needs throughout every level

of our key stakeholders

The nature of pur business, from
investing in and developing properties
to managing and curating our spaces,
means we need to have a continuous
dialogue with a wide group of
stakehclders including customers,
communities, partners lincluding local

of British Land.

authorities] and suppliers, aur people having regard to the impact of our

and sharehclders. Consideraticn for decisions on gur stakeholders is

our stakehalders 15 embedded fram the integral to how we do businass at

start of 3 business proposal to the point British Land. This supparts our

at which it is considered by the Board. governance aim of the right people
This approach is part of our culture and making the right dectsions, efficiently
our formal processes and ensures that and supparted by the right information.

How do we engage with our stakeholder groups?

Stakeholders are at the centre of our decision making process {o ensure that as a business we produce Places People Prefer.
Pages 34-35 prewide case studies from the year; below (s a summary of cur approach with each stakehalder group.

Qur customers

We develop our buildings in collaboration with future occupiess so that trom the
ground ug, the end product is designed to fit the needs of our customers. This
dialogue continues long after the development is coamplete as we look to support
our customers lang term Our pre-let to JLL at 1 Broadgate as detailed on the
fellowing pages is a prime example of this approach.

Our communities,
partners and suppliers

Communities

We seek to becorne an integral part of our communities to drive pasitive outcomes.

For example, our Young Readers Programme and partnership with the National Literacy
Trust have benefitted over 48,000 schaol children since 2012 by working collaboratively
with local schools and our customers to enhance their life chances and employability

Suppliers

We rnaintain a continuous diatogue with our suppliers through our procuremeant
management process. We use our onbearding process to provide early clarity of our
values, and our ethical and environmental expectations. We continually ¢hallenge
aurselves to work better with our suppliers 1o ensure that we are ‘greatl to do
business with'.

Local authorities

We work extensively with local authorities at our developments such as Southwark
Borough Council at Canada Water and The City of London at Norton Folgate. At
Canada Water, we conducted over 120 public consultations and local outreach events,
attracting over 5,000 indwviduals over a period of five years, giving us a real insight into
what key stakeholder groups wanted from this development. This resutted in some
significant changes to our masterplan.

QOur people

The warktarce sngagerment statement on pages 108-109 outlines the work we
do to ensure the views of our workforce are known and taken into accountin
decision making.
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STAKEHOLDER ENGAGEMENT STATEMENT continued

How Directors have regard for

the matters set out within s172 of
the Campanies Act 2004 in Board
discussions and decision making:
Cur formal 5172 statement is within
the Strategic Report on page 33. The
following provides additional detail on
how Directors have had regard for the
maiters set out within 51721} (al-[f]
and the effect that regard has had on
principal decisions taken by the Board
during the year.

‘Decision pagers that are brought to

the Board have first been endorsed

by either the Executive or Invesiment
Commuittee. At both levels, proposals are
accompaniad by a checklist that outlines
the matters included in s172[1] la)-{i] of
the Companies Act 20046 and specifically
lists the relevance of each ta the decision.
This ensures thal the Directors have

8 tlear understanding of the impacts

of their decisions, Training has been
provided by the Secretariat to paper
writers to ensure that those people that
are drafting decision items have a clear
understanding of how best to assist
Directors in discharging their duties.

The past year has shown how important
these factors are in steering the business
through turbulent times.

The examples that {ollow describe in
detait the approach taken by the Board
and the wider business in decision making.
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The impact of s172 on
decisions during the year:

1 Broadgate

The Company announced con 8 April 2021
that JLL had signed an agreement far
lease for 134,000 square feet of space al
1 Broadgate as well as our commitment
to the development of this building.

In the press release, Stephanie Hyde, UK
and Ireland CEO at JLL said 'Working in
parinership with British Land, we have

a real cpportunily to achieve one of the
mast sustainable and technologically
advanced workptaces in the UK.

Central to the Board's decisian to commit
the capital requirements to redevelop

1 Broadgate, was the commitment

from JLL to a pre-let. JLL's needs as a
business and employer are integral to the
design of the building, underlined by their
15 year commitrment to the space.

The Board also considered the impact

on our joint venture partner at Broadgate,
GIC, as well as the iong list of suppliers
and services that will be required
thraughout the development.

Underpinning all of the above was

the profitability of the developrnent. in
agreeing the investrment into 1 Broadgate,
the Board censidered its duties to
shareholders in delivering an

attractive return on ¢apital.
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Dividend policy

The Board took the decision on 25 March
2020 to suspend dividends tempararity in
light of the financial uncertainty arising
from the Covid-19 pandemic. The rationale
{or that decision and the factors that were
considered in taking it were reported on
page 97 of the 2020 Annual Repoert.

The Company announced in an
operational update cn % October 2020
that it would move to hall yearly dividend
payments, based on a fixed rate of 80%
of underlying earnings per share. In
reaching the decision to move from
quarterly to half yearly payments

the Board considered the impact on
shareholders and whether there was

a particular reliance on more frequent
distributions. The Board also cansidered
the long term consequences of the
decision in the context of both greater
capital flexibility afforded to the business
which provides greater strategic capabibty
and the ability of the Cormpany to adhere
to its obligations under the REIT regime.



Covid-19

The way in which we have responded to
the Covid-19 crisis demenstrates that the
interests of our stakeholders are fulty
integrated into our decision making.

We have nol had to furlough any of

our own employees and we took action
early in the year to heip our smaller
cuslomers, especially in the retail sector,
who were suffering as a result of the
pandernic. The forgiveness or deferral of
rent was agreed with a long term view in
mind, to assist customers with otherwise
successful business models, to emerge
frorm the ¢risis intact and continue to be
accuplers at our places in the future.

We supparted our employees in working
remoctely with wellbeing programmes and
increased flexibility so that our people
could balance demands such as home
schooling with business needs.

We worked carebully with suppliers and
partners in closing and safely recpening
construction sites as well as providing
suppert to local communities through
cur Cecmmunity Invesiment Fund.

Al the same time, the Board continued
to drive strategic inifiatives to deliver
sharehalder returns and tong term
vatug creation.

Priorities

As described on pages 14-15 within

the Strategic Report, the Board took
decisions during the year to invest

behind two strategic themes, Campuses
and Retail & Fulfilment. This involves
targeting value opportunities in retail and
growth opportunities in innovative sectors
such as life sciences and urban logstics.

In its deliberations, the Board considered
crganisatianal structure and the
opportunities for talent within the
business to grow.

A key driver for the Board was to
maximise value creation for the benefit of
shareholders and jaint venture partners,
aften in the form of institutional investors.
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Disposals

Qn 23 December 2020, the Company
announced the disposal of a 75% interest
in a portfolio of three buildings in the
West End to Allianz Real Estate.

This transaction demonstrates the
Board’'s commitment to recycle capital
out of mature assels to provide rescurces
to invest into developments such as
Norton Folgate and 1 Broadgate which
the Board committed capital to during
the year.

In recycling capwtal out of mature assets,
the Board considers the ability of the
Company to progress its strategy both
now and in the future. In doing sc the
Board is delivering further shareholder
value, securing opportunities for suppliers
and employees and continuing to have a
positive impact on the communities in
which we operate.

We are canfident that these decisions
have demaonstrated the \/mporiance

we place on maintaining our reputation
far high standards of business conduct
and how we deliver lang term value for
sharehglders while considering all of
our stakehalders and our contribution
to wider society.
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WORKFORCE ENGAGEMENT STATEMENT

lAPPLiED GOVERNANCE |

Engaging with
our workforce

The CSR Committee has formal responsibility for overseeing
the operation and effectiveness of our workforce engagement
mechanisms for the purposes of provision 5 of the UK Corporate
Governance Code as detailed in its report over the page. As
reported last year, we believe the C5R Commilttee remains

the most effective method of overseeing our engagement

with the workforce as it provides a greater resource at Board
level dedicated to engagement than designating a single
Nen-Executive Director.

Workforce engagement initiatives:
Communication

Internal communication

The Company has worked remotely either in part or as an entire
workforce, with the exception of staff that are required to be at
our places, for the full year under review. The business moved
rapidly o imptement changes in technology that enabled
Company-wide meetings to continug remotely and for teams to
ccllaborate effectively. Management and the Board have relied
on an increased tevel of internal communication both farmally
and infarmally to ensure business continurty and the welfare of
our peaple.

Cornmuanication was an integral part of ensuring the successful
transition from a fully statfed office, 10 skeleton crews and
finally welcoming our people back. We ulilised rew media
formats including CEQ podcasts and virtually broadcasted
Company meetings to ensure plans were communicated
sensitively and effectively. The success in relocating our own
peaple during this pandemic has been leveraged commercially,
as we now Look to use our own expariences to help eur
custemers in their transition back to the effice,
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Workforce engagement is central
to how we do business.

A member of our Executive Committee hosts a Company-wide
meeting each rmenth to report on important Cormpany
developments, introduce initiatives to colleagues and field
questions. These sessions are often opportunities for senicr
management to discuss market conditions and key operatianal
initiatives with our workfarce and take questions from them.
Qur internal communications team alsa sends out a weekly
email with updates and details of key avents.

Company Conference

tn ordinary times, aur pecple are brought together from across
our business once a year to attend our Company Conference
which includes presentations by the Chairman, Chief Executive
and ather members of cur senior management team. There
are also team building events and a chance for colleagues to
interaci socialty.

BL Leadership Team [BLLTI

Fhe BLLT was created to enhance collaboration and
communication within the Group and was a response to
recommendations by the Board. The BLLT comprises our top
managers and in¢ludes our Executive Commitiee and its direct
reports whe meet monthly to discuss key issues. The BLLT has
played an important role during the pandemic of facilitating
two-way dialogue between the Executive Committee and the
rest of the business During the year the Executive Committee
sought feedback from BLLT members an how to maximise the
purpose and efficiency of the Team. The recommendations
were discussed by the Executive Committee and have been
implemented starting from January 2021. The recommeandations
included: regular deep dives into techrical areas such as CVAs,
the use of BLLT members for important projects such as

the respanse ta Covid-19, and advanca notice of Company
announcerments so the wider teadership team could support
the roll out of key announcements.



Financial awareness

Al the half and full year, cur Chiet Executive Dfficer,
Chief Financial Officer and Head of Real Estate present
the financiat results to the Group and answer questions.

Ownership

Our employees are invited lc join our Company-wide Share
Incentive Plan and Save As You Earn Scheme. Employee
share ownership encourages empleyees to focus on long
term Company performance and aligns their interests
with shareholders.

Bonus awards impacted due to Covid-1%

Our CEQ engaged directly with employees to communicate the
deferrat and reduction of FY20 bonuses paid during the year
due ta the impact that Covid-1% had on cur business, suppliars,
customers and communities. The decisicns were taken with
guidance from our Remuneration Committee and Board.
Further details can be found within the Directors’
Remuneration Report on page 123

How the Directors have engaged with

the workforce

Employee surveys

The Board reviewed reqular welibeing surveys and pulse
surveys during the yesr tc manitor the impact of the pandemic
and difficult working conditions.

BL employee networks

As discussed on pages 38 and 39 there are a wide range

of employee-led networks at British Land. The work of our
networks has promoted socisl issues that are important to aur
people and driven internal policy changes. The CSER Committee
receives presentations by the Chairs of our networks to engage
with key issues at Board teve!, Network Chairs have direct
access to members of the Execulive Committee and each
network has an Executive Commiliee member sponsor.

Mentoring

Ouring the year the Board endorsed a propasal far Non-
Executive Directors and Executive Committee members to
mentor highly performing talent within the business. As well
as providing development coaching io the workforce, this also
provides members of the Board with direct engagement with
ermployees. Mare information on the mentoring scheme can
be found on page 37.

The effect of engagement on decisions

taken during the year:

Support during Covid-19

Ouring the pandemic. feedback fram our networks has driven
changes in aur working appreach to ensure that colleagues are
supported in managing the various challenges brought about
by working through a lockdown. As a result of direct feedback
from the Parents and Carers Network, the Executive Commitlee
implemented a $0-minute meating-free window ta reduce
screen fatigue and create a designated time within the working
day to assist in managing home tife and improving wetlbeino.
The business also supported employees with additional tech
and equipment as required. Our Welibeing Committee has led
the way on a number of initiatives to promote mindfulness and
social interaction during Covid-19.

Racial equality

Following the tragic death of George Floyd and the prominent
Black Lives Matter movement during the summer of 2020,
together with our employees we considered whether there was
more we could do as an organisation to tackle structural racial
inaquality. Our Chief Executive and senior management tearn
met with members of our REACH netwark to undarstang the
importance of recognising and improving structural racial
inequality. Following extensive employee engagement, the
Board considered and approved a strategy for race equality

at British Land, approved the Race at Work Charter and
committed to publishing the Company’s ethnicity pay report

in 2021. The Board and workforce also recewved diversity and
inclusion fraining. Oversight of this important area of work is
the responsibility of the CSR Cemmittee. More delails on the
work that the Commitiee has carried out during the year can
be found over the page.
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REPORT OF THE CORPORATE S50CIAL RESPONSIBILITY COMMITTEE

Helping people thrive

We seek to ensure the Company

is a first-class employer, builds and
manages first-class buildings for its
communities and occupiers and
delivers this in a sustainable way
for both our communities and

the environment.

I am pleased to present the report of the CSR Committee
for the year ended 31 March 2021.

The Cormmittee was set up two years ago to assist the Board
in overseeing its engagement with employees and other
stakehclders and to assess the Company's wider contribution
to saciety. The Committee is also the Board's designated
mechanism for workforce engagerment in accordance with
provision 5 of the Code. We welcomed Irvinder Gacdhew as

a member ¢f the Committee when she joined the Board in
October 2020. Having a larger Committee reflects the wider
responsibilities and ever-increasing importance of the matters
we pVersee.

The informatian befow sets out in detail the aclivity underiaken
oy the Commitiees during the year ended 31 March 2021 | hope
that you find it useful in understanding aur work.

Three-pillar approach

In its secand year, the Committee has continued to cperate on a
three-pillar approach that enables the fulfitment of our primary
reles of being a first-class employer, building and managing
first-class buildings for our occupiers and communities, and
delivering this in a sustainable way. Following the publication

of the Sustainability Strategy we have two threads under
sustainability; being the wider environment and the

specific communities surrounding our properties.
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Employee engagement and culture

As a Commitiee, we continue to be encouraged by the number
and quatity cf mechanisms in place for employee engagement.
noling thal British Land continues to use many of the
mechanisms to engage with emplayees suggeasted by the FRC
Guidance on Board Effectiveness. As 3 company we have been
remately working for aver 12 months and have carried out
pulse surveys on Covid-1¢ and wellbeing ta check in with
employees and adjust the support we offer accordingly.

As Directors, we have a number of ways in which we interact
with employees. Lynn Gladden, Chris Grigg and Irvinder
Goadhew have been the subject of 'in conversation” sessions
with employees which explored a wide range of subjects.
Although we have not been able ta hold them this year, we are
looking forward to restarting physical Board meetings that have
either a breakfast or lunch with an equal number of employees.

The Company has a streng set of networks and employee-led
committees with different focus areas. We invite the networks
to our meetings on a rotation basis 1o update us on their events,
achievernents and plans. This alse allows us to interact with
employees and gives us a greater insight into the culture of

the Company. We were proud to place 48th on the 2020 Social
Mability Employer Index which takes inte consideration
campany cullure, recruitment and progression processes.

The networks have proved to be vital forums during the
pandemic for employees to interact with each other and

have provided additional support for employee well being.
For example, the Parents and Carers Netwark have often
shared practical advice and impertantly highlighted the needs
of employees in less visitile caring roles over the past year as
well as lips on hame scheoling. We have been imgressed by
the work achieved by all the networks and their perseverance
during difficull times to remain engaged. Further details on
these and cur other committees can be found in our People
and culture section from page 36.

Construction and health and safety

The Committee took time to understand management’s
approach o health and safety and was impressed with

the rigour and detail of the systems in place to ensure our
buildings and practices are safe, with Accident Frequency
Rates substantialiy below the naticnal average a\though higher
than the historically low rates seen in 2020. We reviewed how
Covig-19 impacted our construction sites and how we were
able to reapen sites safely.

Engaging with our occupiers, both cusrent and future, has
demonstrated that strong environmental credentials are an
increasingly key requirement for thern and this is atse driving
our focus on more sustainakle buildings which in tern supporis
leasing, enabling us to let space mere quickly and achieve
higher rents. This is a great example of how engagement with
our stakehoiders is driving change in how we run our business.

Sustainability

Environment

We guided the development of the recently published

2030 Sustainability Strategy and oversee its progress.

The strategy pushes British Land to reach net zero carban

on new developments, underpinned by a commitment to
GRESB performance on wider envircnmental matters and key
principles cf responsible business, such as prompt payrment



to suppiiers. The Committee formally oversees the Transition
Vehicle which will be key to achieving net zero. The Vehicle will
finance the offsetting of embedied carban on new developments
as well as funding sustainable initiatives on our existing
portfolio. 100 Liverpoal Street was cur first net zero carbon
development where residual carbon was offset using certified
schemes. More information on the Transition Vehicle can be
found on page £0 and further information en our approach to
sustainability can be found on pages 40-41.

Community

Our Place Baszed approach is central to our 2030 Sustainability
Strategy to positively impact and build connections in our
cemmunities. By using our Local Charter this approach

will bring together tocal stakeholders, including customers,
suppliers and community groups in collaboration to make the
greatest impact. The Comrnunity Investrnent Fund provides
funding to charities and communaity organisations in and
around our places. The Fund has been operating for a
decade and has made great contributions and built real

ties with our communmnities.

Key areas of focus for the year ended
31 March 2021

Last year, we set out khree main areas of focus during our
second year as a Committee. We aimed to review diversity

in the workferce, including drivers atfecting diversity and

whal policies were in place or were needed to ensure we

have a diverse workforce and pipeline for fulure success. In
collaboration with the Race, Equality and Celebrating Heritage
[REACH) network, during the year we signed up to the Race at
Work Charter, developed our first Race Equality Framework,
and held mandatory fairness, inclusion and respect training for
all employees and the Board. This year was the first year that
we have published our ethnicity pay gap data which we will use
as a measure of our ethnic diversity. We have also begun to use
recruitment specialists to seek ethmic minority candidates (o be
included in emplayment shartlists

In addition, we are proud to support the 10,000 Black tnterns
initiative that is designed to transform the prospects of young
black peopte in the UK by offering paid work experience. Such
initiatives will raise the profile of issues surrounding race and
encourage an open conversation. As a Committee, we held a
deep-dive session to begin to delve into ethnic diversity issues,
what we can do to improve equality and how we can measure
impravermnent. We expect even greater progress to te made in
the coming years.

This year we were pleased to come 4th in the Hampton-
Alexander Review for the proporiion of women in Executive
Committee and direct repart roles, and to join the Change 100
pragramme that partners with university students and recent
graduates with didabilities or long term conditions, The various
initiatives cutlined above show good progress in this area and
we will contrnue to strive towards making our warkplace

mare diverse.

Last year we undertook a review of British Land’s engagement
with our communities, consicering how to maximise positive
sacial impact through our business activities, connections

and partners. We have now taken formal oversight of the
Community Investment Fund and substantiat work has been
undertaken under our Placed Based approach, further
information on this can be found on pages 44-45.

Finally, we set out to review how we embed sustainabdity in

all that we do. Net only have we published the Sustainability
Strategy with targets for 2039, but this has also been transiated
into tangible action plans on how we will achieve them. A
highlight of the year, which demonstrates how we interact with
our stakeholders to achieve our goals, i1s the work we did with
JLL in relation to our development at 1 Broadgate, more details
of which can be found at page 43. All Executive Committee
members and the majority of staff have sustainability targets
and this has driven a cultural change in the Company. This can
be seen in the newly formed SustainaBle employee network
thal shows there is grassroots demand in our employee base
to drive sustainability forward.

Key areas of focus for the coming year

We plan ta continue our worx on diversity, and how we can
address the drivers affecting dwersity to ensure our people

can bring their whole selves to work and that we have a diverse
workforce and pipeline for future success. Executive Committee
members each have objectives to reduce the Ethnicity Pay Gap
for the upcoming year and progress will be published in the
2022 Annual Report. We will also report on the Race Equality
objectives that were set in March 2021.

Our Sustainability Strategy has only just begun its journey,
and we will monitor progress against our targets, seeking
to maintain goed progress for the environment and our
communities. We will also continue 1o focus on achieving
bestn class construction and health and safety.

Committee composition and governance
The Cammittee is composed solely of independent Nen-Executive
Directors. Attendance at Committee meetings during the year
is set out in the foltowing table:

Dale of

Commiilee
Direciar Positian appainimant Attendance
Alastair Hughes Chairman 1 Apr 2019 a3
Lynn Gladden Member 1 Apr 20119 373
Irvinder Goaghew Mernber 1 Qct 2020 2/2

Members of the senior management team, including the Chief
Executive Officer, Chief Financial Officer. General Counsel
and Company Secretary, Head of Secretariat, HR Director,
Head of Devetopments, Head of Cornmunity, Head of Portfolio
Sustainability and Head of Sustainable Developments, are
invited to attend each Committee meeting. The Committee
provides a verbal update to the Board in relation to all of its
meetings and activities.

Committee effectiveness

The Committee’s effectiveness was reviewed as part of the
wider external Board evatuation which concluded that the
Commitiee had operated effectively. The Committee reviewed
and updated its terms of reference during the year, which are
available on our website britishland.com/committees.

<

Alastair Hughes
Chairman of the CSR Committee
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REPORT OF THE NOMINATION COMMITTEE

Ensuring a balanced
and diverse Board

The Nomination Committee
supports the Board on composition,
succession and diversity matters.

| am pleased to present the report of the Nomination
Committee for the year ended 31 March 2021.

The Nomination Commiitee continues ta play a key role in
supporbing British Land’s long term sustainable success.
The development and execution of our long term strategic
cbjectives, embedding of our culture and values and promotion
of the interests of our stakeholders are all dependent upon
effective leadership at both Board and executive level. It is
the Commiltee’s responsibility to maintain an appropriate
combinaticn of skills and capabilities amongsi the Directors.
tong term succession pianning at Board and executive level
remains a key priority of the Commuttee. We undertock a
thorough review of the skills and experience on the Board to
ensure that succession plans maintained the correct balance
of skills and experience to deliver the strategy over the
COMIng years.

We adhered to our tormal. rigorous selection, appoiniment and
induction processes for new Oirectors in a year where there
have been a number cf changes to the Board. Chris Grigg
stepped down after 11 years as CEO, and we conducted a
search for his successor which, after a rigorous process
involving both internal and external candidates, resulted in

the appointment of Simon Carter with effect from 18 November
2020. This in turn ed to the search for a replacement for Simon
a5 CFO and we were delighted to anngunce the appointment in

January 2021 of Bhavesh Mistry who will join us on 19 July 2021
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As wel, as Executive Director changes we have also

appointed Irvinder Goodhew [as previously announced in last
year's report! who became a member of the CSR Comimittee
upon joining. With Rebecca Worthingtan stepping down on

31 December we commenced a search for a replacement who
would be able to chair the Audit Committee. In February we
announced the appointment of Loraine Waodhouse who joined
the Board on 1 March 2021 and took on the role of Chair of the
Audit Committee on 31 March 2021 to lead the Committee
through the year end process.

Having extended William Jacksan's appaintment for a
maximum of 12 months last year, William left the Board an
31 March 2021.

All of the Committee actlivities set out in this Report were
condugted within the cantext of our unwavering commitment to
improving inclusion and diversity across British Land, assisted
by the work of the CSR Committee, in ensuring a diverse
pipeline for succession. We are proud of the tangible impact
British Land’s diversity policies and initiatives are having both
at Board level and in the wider business, and we report on this
pragress bath in this Report and in the Pecple and Culture
section of the Strategic Report.

Looking ehead, long term succession planning at Board and
executive level will remain a key priority of the Commitiee.

| hope you find the following report interesting and illustrative
of our focus on ensuring that the Board and its Commitiees
remain well equipped with the skills and capabilities needed
to drive the future success of British Land

Tim Score
Chairman of the Nominatian Committeg



Committee composition and governance

The Committee has five members. At the 2020 AGM, Willam
Jackson stepped down from the Committee, and was replaced
by Alastair Hughes. Additicnally, in November 2020 Laura
Wade-Gery and irvinder Goedhew jzined the Comnmittee.
Therefore, as at the 31 March 2021 year end the Cemmitiee
comprised: Tim Score, Preben Prebensen, Alastair Hughes,

- Laura Wade-Gery and Irvinder Goodhew.

Details of the Commitiee’s membership and attendance at
meetings during the year are set aut in the table below.

Director Pasition Date of Commiltee appaintiment  Attendance
Tim Score Chairman 1 Apr 2017 5/5
Wilbam Jackson'  Member 11 Apr 2011 1/1
Preben Prebensen Member 19 July 2019 5/5
Alastair Hughes! Member 29 July 2020 4fh
Laura Wade-Gery? Member 18 Nov 2020 2/2
Irvinder Goodhew?  Member 18 Nov 2020 2/2

. William Jackson stepped down fromn the Commitiee on 29 July 2620 at
which paint Alastair Hughes joined the Cammiltee.

. Laura Wade-Gery and Irvinder Goodhew joined the Commutlee on
13 Navember 2020.

. The other Nen-Executive Birectors whe are not Committee members attended
a Committee meeting an 28 August 2020 to consider execulive succession.

W

Key areas of focus during the year
Director search and selection

As explained in the introduction there were a number of
Director appointments during the year.

The search process for each was conducted in accordance with
the Board Diversity and Inclusion Policy and the Selection and
Appointment Process, which are both explained later in this
report. Russell Reynolds Associates, the executive search

lirm appeoinied, has no other relationship to the Company or
individual Directors. The firm has adopted the Voluntary Code
of Conduct for Executive Search Firms on gender diversity and
best practice.

The searches resulted in the following appaintments:

- Irvinder Goodhew as a Non-Executive Directar, as
announced on 21 May 2020. irvinder brings cver 25 years
of experience in various cperational and skrategic roles, n
a broad range of sectors including retail. consulting and
financral services and joined the Board on 1 Octaber 2020.

- Siman Carter as Chief Executive Officer from 18 Novernber
2020. Siman is a proven, growth-orientated business leader
with significant real estate experience and expertise across
various asset classes as well as over two years as CFQ of
the Cormpany.

- Bhavesh Mistry as Chief Financial Officer. Bhavesh s
currently Deputy Chief Financial Officer at Tesco PLC,

a position he has held for over two years. Prior to that he
spent more than five years at Whitbread PLC, where he was

Finance Director of Whitbread Hotels & Restaurants. He has
previously held senior gositions in finance and strategy al
Virgin Media and Anheuser-Busch InBev and gualified as
a Chartered Accountant at KPMG

- Loraine Woodhouse as a Non-Executive Director and Chair
of the Audit Commitiee. Loraine is currently Chief Financiat
Officer of Halfords. Prior to joining Halfords, Loraine spent
five years in senior finance roles withia the John Lewis
Partnership, including Acting Group Finance Director and
subsequently, Finance Directar of Waitrose. Prior to that,
Loraine was Chief Financial Officer of Hotbs, Finance
Director of Capital Shopping Centres Limited and
Finance Oirector ot Costa Cotfee Limited.

Board and Committee composition reviews and appointments
During the year the Committee reviewed the broader
composition and balance of the Board and its Committees,
their aignment with the Campany’s strategic objectives,

and the need for progressive refreshing of the Board.

Preben Prebensen and Alastair Hughes completed their

first three year terms in September and December 2020
respectively. ln making recommendations for reappoiniments,
the Committee considered their perforrnance and ability to
contribute effectively to Board discussions and to challenge
the performance of management.

The Committee is satisfied that, following the Beard and
Committee composition ¢changes described above as well as the
externally facilitated Beard effectiveness evaluation, the Board
and its Committees continue to maintain an appropriate balance
of skills and experience required to fulfil their roles effectively.

Independence and re-election

The independence of all Non-Exacutive Directors 1s reviewed by
the Committee annuaily, with reference to their independence
of character and judgement and whether any circumstances or
relationships exist which could affect their judgement. Having
regard to all such considerations, the Board is of the view that
the Non-Executive Directors each remain independent,
notwithstanding their pericds of tenure.

Prior ta recommending the reappointment of serving

Birectors to the Board, the Coammittee also considers the time
commitmant required and whether each reappointment would
be in the best interests of the Campany. Cetailed consideration
is given to each Directer’s contribution to the Board and its
Commitiees, together with the overall balance of knowledge,
skills, experience and diversity.

Following its review, the Committee is of the gpinion that
each Non-Executive Director continues to demonstrate
cemmitment to his or her rele as a member of the Board and
its Committees, discharges his or her duties effectively and
that each makes a valuable contribution to the leadership of
the Company for the benefit of all stakehalders.
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REPORT OF THE NOMINATION COMMITTEE continued

Accardingly. the Committee recommended to the Board that all
serving Directors be pul forward for election or re-election at
the 2021 AGM,

Biographies for each Directar can be found on pages 90-92.

Succession planning

The Committee is responsible for reviewing the succession
plans for the Board, including the Chief Executive We
recognise that successful succession planning includes
nurturing our own talent pool and giving appartunities o
those who are capable of growing into more senior roles.

The succession plans for the Executive Direciors are prepared
on both shorter and longer term bases while those for Non-
Executive Directors reflect the need to refresh the Board
regularly. Such plans take account of the tenure of indwvidual
members. The Committee’s review of Executive Directer
succession plans includes consideration of the process

for talent development within the organisation o create

a pipeline to the Board.

The Chief £xecutive prepares succession plans for sentor
management for consideration by the Committee with the
rest of the Board avited to be involved as appropriate. The
Committee notes that the remit of the Corporale Sucial
Respansibility Committee includes cansideration of the
extent to which the business is develoging a diverse
pipeline for succession to senior management roles.

A number of issues that wauld normally be dealt with
by the Committee were discussed with the full Board.

Selection and appointment process

The Commitiee oversees the selection and appaintment
process for Board appointment, which is summarised in
the figure below.

—>

Board Diversity and inclusion Policy

The Board's Diversity and Inclusion Policy has been updated
during the year, expanding the Board's cammitments in this
area. It recognises the benefits of diversity in its broadest sense
and sels out the Board's ambiticns and objectives regarding
diversity at Board and sentor management level. The Policy
notes that appointments will continue to be made on meril
againsi a set of objective criteria, which are developed in
consideration of the skills, experience, independence and
knowledge which the Board as a whole requires to be eflective.
The Policy also describes the Board's firm belief that in order
to be effective a board must properly reflect the environment in
which it aperates and that diversity in the boardrgom can have a
positive eflect on the guality of decision making. Aligned ta this,
the Policy has a number of specific quantitative and qualitative
policy ohjectives in support of Board-level diversity and
inclusion, including the foltowing commitments:

Performance against objectives and updating objectives:
The objectives from the Policy in farce for the year ended
31 Mareh 2021 included:

- theintention to maintain a balance such that at least
30% of the Board are women. As at 31 March 2021, 4 out
of ¢ Directors [44%) were wonenn. L should be noted that
Bhavesh Mistry joining in July will take the number of
Qirectors to 10, meaning that percentage will decrease.
The objective in the Policy is being amended to have
women making up at least 35% of the Board:

- the intentign to have at least one Director from an ethnic
minority background on the Board by the end of 2020. The
appointment of Irvinder Goodhew means that the Company
has comglied with the Parker Review and its policy as at
31 March 2021, In addition. the appeintment of Bhavesh
Mistry means that the Company will exceed this objective.
As a result, the objective is being amended to maintain at
least two Directors from an ethnic minority background;

Role brief

The Committee warks only
with external search agencies
which have adopted the
Voluntary Cede of Canduct
for Execulive Search Firms
an gender diversity and best
practice. The Committee

and agency work together to
develop a comprehensive role

brief and person specification,

atigned to the Group’'s values
and culture. This brief
contains clear ¢riteria against
which prospective candidates
can be objectively assessed.

Longlist review

The external search agency

is challenged to use the
abjective criteria for the role
to produce a longlist of high
quality candidates from a
broad range of potential
sources of talent. This process
supports creation of 3 diverse
longlist. The Nomination
Committee selects candidates
from thes List to be invited

for interview.
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Interview

A formal, multi-stage
interview process is used to
assess ihe candidates. For
each appeintment the choice
of interviewer is customised
to the specific requirements
of the role. All interview
candidates are subject to a

rigorous referencing process.

Review and

recommendation

The Committee ensures

that, prior tc making any
recommendation to the Board,
any poteatial conflicts and the
significant time commitments
of prospective Directors have
been satisfactorily reviewed.



- o maintain the improved gendec balance of its leadership
teams and senigr management, Senier management is
defined as the Executive Committee and employees in the
BLLT. The gender balance of senior management was 64%
male and 36% female as at 31 March 2020 and was 60% male
and 40% fermale at 31 March 2021. The objective is being
amended to maintain or improve the gender and ethnicity
balance of ils leadership leamns and senior management;

- to ensure that there is clear Board-level accountability for
diversity and inclusion for the wider workforce.

The Cammittee is pleased to confirm thal these objectives
have been fully met. As at 31 March 2021 the Board comprised
44% women, while the Executive Committee compositron

has increased trom 36% to 42% women. Clear accountability
for diversity and inclusion is delivered through the Corporate
Social Responsibility Committee, which monitors proegress on
diversity and inclusion objectives and retevant initigtives within
British Land.

The Palicy can be found on our website
britishland.com/committees.

Induction, Board training and development

Each new Director is inviled to meet the General Counsel and
Company Secrelary or Head of Secretarial to discuss their
induction in detail, following which the programme is tailored
specifically ta their requirements and adapied to refiect their
existing knowledge and experience.

Each induction programme would ordinarily include:

1. meetings with the Chairman, Executive Directors,
Commitiee Chairmen, external audiler or remuneration
consultants [as approgriatel;

2 information on the corparate strategy. the investment
strategy, the financial position and tax matters
lincluding details of the Company's REIT status);

3. an averview of the properiy portfolio provided by mermbers
of the senior management team.

4. visits to key assets;

5. details of Board and Committee procedures and
Direclors’ responsibilities;

4. details of the investor relations programme; and

7. infarmation on the Company’'s approach to sustainability.

The Commitiee also has respansibility far the Board's training
and professional devetopment needs. Directors receive training
and presentations during the course of the year to keep their
knowledge current and enhance their experience.

Key areas of focus for the coming year

As well as the reqular cycie of matters that the Committee
schedules for consideration each year, we are planning over
the next 12 months to continue to focus on succession ptanning
bath for the Board and at senior management level, and will
continue to develep a strang talent pipeline and associated
leadership programmes.

Board and Committee effectiveness

The process foltowed for the externally facilitated Board
effectiveness evaluation conducted during the year is
described in the Governance Review on pages 98-99.

The Committee's etfectiveness during the year was evaluated
as part of the wider external Beard evaluation and concluded
that the Committee operated effectively.

Board composition review

The Committee annuslly reviews the structure, size and
composition of the Board. This review considers the skills and
qualities required by the Board and its Commitiees as a whole
in light of the Group’s long term strategy, external envirenment
and the need to allow for progressive refreshing of the Board.
The review identifies the specific skills required by new
appointees and guides the Committee’s long term approach

to appointments and succession planning.

The Cammitiee also reviewed its terms of reference during the
year and no changes were recommended. The terms are
avaitable on our website britishland.com/cammittees.

Average Board member age over a Compaosition?

four-year period'

1. As at AGM date of 13 July 2021
2. As at 31 March 2021.

Tenure?
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REPORT OF THE AUDIT COMMITTEE

Monitoring quality
and integrity

The Audit Committee monitors the
quality and integrity of the financial
reporting and valuation process.

| am pleased to present the report of the Audit Committee for
the year ended 31 March 2021, Rebecca Worthingion stepped
down from the Board on 31 December 2020 and | was appointed
as a Nan-Executive Director on 1 March 2021 and then,
subsequently, Chair of the Committee on 31 March. | would
like to thank Preben Prebensen for acting as Interim Chair of
the Committee for the period between Rebecca’s departure
and my appointment. Preben wilt remain as a member of the
Committee. | would also like to thank Rebecca for her work

as a member and Chair of the Cemmittee, particularly through
the pericd under review where the Committee has faced unique
challenges posed by Covid-19.

Role and responsibilities

The principal responsibilities of the Committee are:

Financial reporting

Monitoring the integrity of the Company’s financial statemenis
and any formal announcements relating to financial perfgrmance,
and considering significant linancial reporting issues,
judgements and estimates.
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External Audit

Oversight and remuneration of the external auditor, assessing
effectiveness and mzking recommendations to the Board on
the appointment of, and the policy for non-audit services
provided by, the external auditar.

Internal Audit

Manitoring and reviewing reperts on the work performed by the
internal auditar and reviewing effectiveness, including its ptans
and resourcing.

Risk management and internal contrals
Reviewing the system of internal contrel and risk management.

Investment and devetopment property valuations
Cansidering the valuation process and oulcome and the
effectiveness of the Company’s valuers. :

Key areas of focus

The Committee continues to play a key role in overseeing
the integrity of the Group's financial siatements, including
assessing whether the Annual Repert is fair, balanced and
understandable, as well as ensuring that a sound system
of risk management and iternal controlis in place.

During the year, the Committee has reviewed the process for
identification and mitigation af principal and emerging risks,
challenging management actions where appropriate,

The Committee has also reviewed the appropriateness of the
accounting treatment of significant transactions, inctuding
asset acquisitions and disposals, along with scrutinising

the valuation of the Group’s property assets as well as

the effectiveness of the valuers.

The Committee receives reports from the Group's valuers
twice a year and challenges the valuation assumptions,
methodology and outputs. The Cormmittee also works with
management io assess the effecliveness of the vatuers and
moniters the proportion of the portfolio for which each valuer
has responsibibity.

The Committee closely monitored the financral impact

of Covid-19 and the application and appropriateness of the
Group's pravisioning policy in respect of debtors and tenant
incentives. Management’s conclusions were reviewed by
the external auditaor who also provided assurance to the
Committee. The Comrmuttee has continuously serutinised
the assumptions and approach taken thraughout the year.



Committee composition and governance

| became Chair of the Committee on 31 March 2021. The
Commuttee continues to be composed solely of independent
Nan-Executive Directors with sufficient financial experience,
commercial acumen and sector knowledge to fulfil their
responsibilities. Members’ attendance at Committee
meetings is set out in the fallowing table:

Date of Comm:ttas

Director Position appoiniment  Allendance
Loraine Woodhouse' Chair 31 March 2021 0/0
Preben Prebensen? Member 1 Jan 2021 11
Alastair Hughes Mernber 1Jan 2018 3/3
Nicheolas Macpherson Member 1 Apr 2017 /3
Rebecca Worihington? Chair 1Jan 2018 2/2

1. Lorane Woodhouse was agpointed Chair of the Committee on 31 March 2021
but altended ohe meeting in March as a guest,
2. Rebecca Worthington siepped down from the Audit Commitles on
31 December 2020, at which paint Preben Prebensen became Interim Chair
of the Committee unlil 31 March 2021,
The Board is satisfied that the Committee as a whele has
competence relevant to the real estate sector. For the purposes
of the Cede, | am deerned to meet the specific requirement of
having significant, recent and relevant financial experience.

Mernbers of the senior management team, including the Chief
Financial Officer, General Counsel and Company Secretary,
Group Financial Cantroller, Head of Financial Reparting and
representates of both external and internal auditors, are
invited to attend each Committee meeting. In addition, the
Chairman of the Board, Chief Executive Officer, Head of
Investor Relations, Head of Planning and Analysis and other
kay employees are invited to attend part, or all, of specific
Committee meetings as appropriate.

The Committee meets privately with both external and internal
auditors after each scheduled meeling and cantinues (o be
satisfied thai neither is being unduly influenced by management.
As Committee Chair, | additionally hold regutar meetings

with the Chief Executive Officer, Chief Financial Officer and
other members of management to obtain 3 geod undersianding
of key issues affecting the Group and am thereby able to
identify those matters which reguire meaningful discussian

at Committee meetings. | also meet the external audit partner,
internal audit partner and representatives from each of the
valuers privately to discuss any matters they wish to raise or
concerns they may have.

Committee effectiveness

The Commuitlee’s effecliveness was reviewed as part of the
wider external Board evaluation which concluded that the

Committee continued to operate effectively. The Committee
reviews its terms of reference on an annual basis. Following
an extensive update guring the year ended 31 March 2019 to
reflect the adaption of the Code, the Committee was satisfied
that the terms of reference continued to be appropriate.

The current terms of reference were effective from

1 April 2019 and are available on cur website at

britishland. com/commiitees.

Financial reporting

The Committee continues to review the content and tone of the
preliminary results press release, Annual Report and half year
results at the request of the Board. Drafts of the Annual Report
are reviewed by the Committee Chair and the Committee as

a whole prior to formal consideration by the Board, with
sulficient time provided for feedback.

The Committee reviewed the key messaging included in the
Annual Repart and half year results, paying particular atiention
ta those matters considered 1o be important to the Group by
virtue of their size, comglexity, level of judgement required and
potential impact on the financial statements and wider business
maodel. Any issues which were deemed to be significant were
debated cpenly by the Committee mermbers and other attendees,
including management, external and internal auditors.

The Committee has satisfied itself that the controls over

the accuracy and consistency of the information presented

in the Annual Repaert are robust. The Committee reviewed the
pracedure undertaken to enable the Board to provide the fair,
balanced and understandable confirmation to sharehclders.
Meetings were held between the Group Financial Controller,
Head of investor Relatians and other senior employses to
review and document the key considerations and a detailed
report was then provided to the Committee. The Committee
therefore recommended to the Board that the Annual Report
presented a fair, balanced and understandable overview of the
business of the Group and that it prowded stakeholders with the
necessary information to assess the Group's position,
performance, business model and strategy.

The information below sets out in detail the activity undertaken
during the year by the Committee. | hope that you find it useful
irunderstanding our work.

e .

Loraine Woodhouse
Chair of the Audit Commuitee
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REPORT OF THE AUDIT COMMITTEE continued

The signmificant issues considered by the Commitiee in relation to the financial statements during the year ended 31 March 2021,
and the actions taken to address these issues, are set out in the following table:

Significant issues considered

How these issues were addressed

Going concern statement
The appropriateness of preparing the Group
financial siatements on a going concern basis.

The Committee reviewed management’s analysis supporting the going concern
basis of preparation. This included consideration of forecast cash llows. availability
of committed debt facilities and expected covenant headraom. The Committee also
raceived a report from the external auditor on the results of the testing undertaken
on managemenl's anaiysis.

As a result of the assessment undertaken, the Committee satisfied itself thai the
going concern basis of preparation remained appropriate.

The going concern stalement 1s set out on page 88.

Viability statement

Whether the assessment undertaken by
management regarding the Group’s long-term
viabilily appropriately reflects the prospects of the
Group and covers an appropriale period of time.

The Commiilee considered whether management’s assasament adequately
reflected the Group's risk appetile and principal risks &s disclosed on pages 78-87;
whather the period covered by the statemeni was reasonable given the strategy of
the Greup and the environment in which it cperates; and whether the assumgpticns
and sensilivities identified, and siress lested, represented severe but plausible
scenarios in the context of solvency or liquidity. The Cammittee aiso considered

a report from the external auditor.

The Committee concurred with management’s assessment and recommended
the viability statement 1o the Board.

The viability statement, logether with further details on the assessmaent
undertaken, is set out on page 88,

Covid-19
1. The impact of Covid-19 on the assessment of

the Group’s principal risks and uncertainties,

risk agpetite and viability statement.
2. Provisioning for renial arrears.

A detailed analysis of the impacts of Covid-1% on the Group's risk framework
is included within the risk review an pages 82-87.

The Committee considered management’s approach in determining
appropriate provisioning levels for rental arrears and tenant incenlives
that had accrued over the Covid-19 pandemic, challenging assumptions
and methodolegy where appropriate. The Commiliee also received a
repart from the external auditor. The Committee was satisftied that the
provisioning approach was appropriate and proportionate for the Group.

Accounting for significant transactions

The accounting treatment of significant property
acquisitions, disposals, financing and leasing
transaclions is a recurring risk for the Group with
non-standard accounting entries required, and

in some cases management judgement applied.

The Committee reviawed managemant papers on key judgements, including
those for significant transactions, as well as the external auditer’s findings on
these matlers.

In particutar, the Commitiee considered the accounting treatment of the
foremation of a joint venture with Allianz. The externsl auditor separately reviewed
management’s judgements in relation to these transaclions and determined that
the approach was approgpriale.

REIT status

Maintenance of the Group's REIT status through
compliance with certain conditions has a significani
impact on the Group’s resutls.

The Commitiee reviewed the REIT tests performed by management and concluded
thai the Company's REIT status had been maintained in the year, noting the
payment of a corperation tax charge that fell due as a consequence of the dividend
suspension for part of the year. The Commitlee separalely considerad the external
audilor’s review of management's assessment.

Valuation of property portfolio

The valuation of investment and development
properties cenducted by external valuers is
inherently subjective as it is undertaken on the
basis of assumplions made by the valuers which
rmay not prave Lo be accurate.

The gutcarme of the valualion is significant to the
Group in terms of investment decisions, results
and remuneration,

The exlernal valuers presenled their reparts te the Committee prior 10 the half
year and full year results, providing an overview of the UK property market and
summarising the performance of the Group’s assets. Significant judgements
made in preparing these valuations were highlighted.

The Commuitiee analysed the reports and reviewed the valuaiion oulcomes,
challenging assumptions made where appropriate.

In particular, the Committee challenged the methedology used to incorporate
the impact of Covid-19 into the valuations. The Commitiee anatysed the differing
impact the pandemic had on subsectors of the retail portfolio such as covered
shopping centres and open-air retail parks.

The Commitlee was satisfied with the valuation process and the effectiveness
of the Company's valuers. The Commitiee alse approved the relevant valuation
disclosures to be included in the Annual Repart.

Taxation provisions
The approprialeness of laxation provisions made
and released in the periad.

The Commitlee reviewed (axabion provisions made and released by the Group.
They considered papers prepared by management and discussed the views ol the
external auditors (o obtain assurance that amounts held were ccmmensurate with
the associated risks.
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External Audit

PricewaterhauseCoopers LLP [PwC} was appointed a5 the
Group's externsl auditor for the 2015 Annual Report following

a format competitive tender process, Given the continuing
effectiveness of PwC in their role as external auditor, the
Committee believes it is in the best interests of sharehclders
for PwC to remain in role for the following financial year and for
a competilive tender process to be completed during 2024
ahead of the 2025 year end audit.

The year under review is Sandra Dowling’s second year as
engagement partner following a mandatory rotation at the
conclusion of the 2019 audit. The Committee will ensure that
future rotations are undertaken as required by legislation to
the extent that this is not undertaken earlier by PwC.

The Commitiee is responsible for overseeing the relationship
with the external auditor and for considering their terms of
engagement, remuneration, efiectiveness, independence and
continued objectivity. The Committee annually reviews the audit
requirements of the Group, for the business and in the context
of the external environment, placing great importance on
ensuring 2 high guality, effective external audit process.

The Group has appointed BDC LLP to provide audit services
to a number of subsidiary and joint venture companies. The
appointment will result in 2 lower overall audit cost to the
Group as well as internal resource efficiencies.

Fees and non-audit services

The Commiitee discussed the audit fee for the 2021 Annual
Report with the external auditor and approved the proposed
fee on behalt of the Baard.

In addition, the Group has adopted a policy for the provision of
non-audtt services by the external auditor in accordance with
the FRC's 2019 Revised Ethical Standard. The policy helps to
safequard the external auditar’s independence and objectivity.
The policy allows the external auditor to provide the follawing
non-audit services to British Land where they are considered
to be the most appropriate pravider:

- audit related services- including formal reporting
relating to borrowings, shareholder and other circulars
and work in respeck of acquisitions and disposals. In some
¢ircumstances, the external auditor is required to carry out
the work because of their office. In other circumstances,
selection would depend on which firm was best suited to
provide the services required.

tn addition, the following protocels apply to non-audit fees:

- total non-audit fees are imited to 70% of the audit fees in
any one year. Additionally, the ratio of audit te non-audit fees
is calculated in line with the methodology set out in the 2014
EU Regulations;

- Committee approval is required where there might be
guestions as to whether the external auditar has a conflict
of interest; and

- the Audit Committee Chair is required to approve in advance
each additional project or incremental fee between £25,000
and £100.000, and Committee approval is required for any
additional prajects gver £100,000.

Total fees for non-audit services amounted to £0.04m, which
represents 7% of the total Group audit fees payable for the year
ended 31 March 2021. Details of all fees charged by the external
auditor during the year are set cut on page 171.

The Committee is satizhied that the Company has complied
with the provisions of the Statutory Audit Services for Large
Companies Market Investigation [Mandatery Use of Cornpetitive
Processes and Audit Committee Responsibilities] Order 2014,
published by the Competition and Markets Autharity on

26 Septemnber 2014,

Effectiveness

Assessment of the annual evaluation of the external zuditor’s
performance was undertaken by way of a guestionnaire
completed by key stakeholders across the Group, including
senior memhers of the Finance team. The review tock into
sccount the quality of planning, delivery and execution of

the audit [inctuding the audit of subsidiary companies]. the
technical competence and strategic knowledge of the audit
team and the effectiveness of reporting and communication
between the audit team and managernent.

PwC alsc provide the Committee with an annual report on

its independence, objectivity and compliance with statutary,
regulatory and ethical standards. For the year ended 31 March
2021, as for the prior year, the external auditor confirmed that
it continued to maintain appropriate internal safeguards to
ensure s independence and objectivity.

The Committee concluded that the quality of the external
auditor’s work, and the level of challenge, knowledge and
competence of the audit team, had been maintained at an
approgriate standard during the year,

The Committee therefore recommended to the Board that
a resalution to reappoint PwC as external auditor of the
Company be put to shareholders at the 2021 AGM.

Internal Audit

The role of Internal Audit is ta act as an independent

and objective assurance function, designed ta improve the
effectivengss of the governance, risk management and internal
controls framework in mitigating the key risks of British Land.
Ernst & Young LLP [EY] continue 1o provide internal Audit
services ta British Land and attended all Cemmittee meetings
to present their audit findings alongside the status of
management aclions. :

During the year, the Committee reviewed and approved

the annual internal Audit plan, including consideration of the
plan’s alignment to the principal risks of the Group and its joint
ventures. Internal audits completed during the year included
those in relation to key financial controls, financial reporting
system upgrades, insurance, cyber security, Canada Water
and the Group’s leastng strategy. Overall, ne significant centrol
issues were identified although several process and control
improverments were proposed. with follow up audits scheduled
where necessary.
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REPQRT OF THE AUDIT COMMITTEE continued

Effectiveness

The annual effectiveness review of the internal auditor included
cansideration of the Internal Audit charter which defines EY's
role and respansibilities, review of the quality cf the audit work
undertaken and the skills and competence of the audit teams.
Key stakeholders across the Group, including Committee
members, Head of Secretarial, Head of Financial Reporting
and other senior employees, completed & questionnaire to
assess the effectiveness of the internal auditor. The results of
the gquesticnnaire were impraved from a good base. fallnwing
the completion of actions identified from the prior year. The
Commitlee concluded that EY continued to discharge its duties
as internal auditor eftectively and should continue in the role
tor the year commencing 1 April 2021.

Risk management and internal controls

The Board has delegated responsibility for overseeing the
effectiveness of the Group’s risk management and internat
control systemns to the Committee. The Commillee hag
oversight of the activities of the executive Risk Commuttee,
recewing minutes of all Risk Committee meetings and
discussing any sianificant matters raised.

At the full and half year, the Commitlee reviewed the Group's
principal and emerging risks including consideration of how
risk expasures have changed during the period. Both external
and internal risks are reviewed and their effect on the
Company's strategic aims considered. The assessment

of emerging risks includes 2 bottom-up review of all
business units and a deep dive by the Risk Commitlee.

The Audit Committee made a recommendation to the
Beard regarding the identification and assessment of
principal and emerging risks. The Board accepted the
Committee's recommendation.

At half year, the Commiltee accepted a recommendation

from the Risk Committee to amend the covenant headroom
key risk indicator. At the full year, the Committee reviewed
management’s assessment of the key risk indicators to ensure
that our risk appetite was aligned to our priorities and the
market environment.

The Committee continued to have particular regard for

the risks relating to Covid-19, including occupler credit risk
exposure and development contractar exposure, alongside
risks emerging from the UK's political and economic outlook
following the departure from the European Union. Specifically,
in relation to Brexit, the Committee received updates towards
the end of 2020 on the Company's preparedness for a

‘Mo Deal’ cutcome.

Half yearly, in conjunction with the internat auditor,
management reports to the Committee on the effectiveness of
internal contrels, highlighting control issues identified through
the exceptions reporting process. Risk areas identified are
caonsidered for incorporation in the Internal Audit plan and

the findings of internal audits are taken into account when
identifying and evaluating risks within the business. Key
observations and managerent actions are reported to,
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and debated by, the Committee. For the year ended 31 March
2021, the Committee has notidentified, nor been advised of.
a failing or weakness which it has deemed to be significant.

At the request of the Remuneration Commiitee, the Committee
cansiders annuatly the level of risk taken by management

and whether this affects the performance of the Company. The
Remuneration Committee takes this confirmation into account
when determining incentive awards granted to the Executive
Directors and senior management. Taking into account reports
received on internal key cantrols and risk management, and the
resutts of the internal audit reviews, the Committee concluded
that for the year ended 31 March 2021 there was no evidence of
excessive risk taking by management which ought lo be taken
inte account by the Rermuneration Committee when
determining incentive awards.

The Group's whistleblowing arrangemaents enable alt staff,
including temporary and agency staff, suppliers and occupiers,
tc report any suspected wrongdaing. These arrangements,
which are momitored by the General Counsel and Company
Secretary and reviewed by the Commutiee annually, include an
independent and confidentiat whisileblowing service provided
by a third party. The Committee received a summary of all
whistleblowing reports received during the yoar and concluded
that the response to each report by management was appropriate.
The whistleblowing reperts were also relayed to the Board oy
the Committee Chair.

The Commuittee also reviewed the Group's tax strategy

which sets out the Group's approach to risk management

and gavernance in relation to UK taxation, its attitude towards
tax planning, the level of risk the Group is prepared ta accept
in relation to tax and its relationship with HM Revenue &
Customs. The resulting document ['Our Approach to Tax)
was approved by the Board and is available on the

Company's website at britishland.com/governance.

Addtional information on the Company’s internal controls
systems is set out in the 'Managing risk in delivering our
strategy” section on pages 78-87.

Investment and development

property valuations

The external valuation of British Land’s property partfolic1s a
key determinant of the Group's balance sheet, ils periormance
and the remuneration of the Executive Directors and senior
management. The Cormmittee is committed to the rigorous
monitoring and review of the effectiveness of its valuers as well
as the valuation process itself. The Group's vaiuers are now
CBRE, Knight Frank, Jones Lang LaSalle 1JLLI and Cushman
& Wakefield.

The Committee reviews the effectiveness of the external
valuers bi-annually, focusing on a guantitative analysis of
capital values, yield benchmarking, availability of comparable
market evidence and major outliers to subsector movements,
wilh an annual gualitative review of the level of service received
frorm each valuer.



The valuers attend Committee meetings al which the futl

and half year valuations are discussed, presenting their
reports which nclude details of the vatuation process, market
conditions and any significant judgements made. The external
auditor reviews the valuations and valuation process, having
had lull access to the valuers to determine that due process
had been followed and appropriate information used, before
separately reporting its findings to the Comrmuttee. The
valuation process is also subject to regular review by Internal
Audit. The Group's valuers and external audilor have confirmed
o the Committee that the process undertaken by British Land
{o accommodate the valuation of its real estate porifolio is best
in class.

British Land has fixed fee arrangements in place with the
valuers in relation to the vatuation of wholly-owned assets,

in line with the recommendations of the Carsberg Committee
Report. Copies of the valuation certificates of CBRE, Knight
Frank, JLL ang Cushman & Wakefield can be found on our
website at britishland.com/reperis.

Focus for the coming year

During the year ending 31 March 2022 the Committee will
continue 1o focus on the processes by which the Board
identifies, assesses, monitors, manages and mitigates risk,
particularly in light of the challenging canditions within the
retail sector and Covid-19 The Committee will also continue

to monitor key risk areas for the business, particularly those
scheduled for review by Internal Audit including, but not limited
to, key financial, operational and IT centrots, the Company’s
strategy. software development life cycles, sustainability and
Canada Water.
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DIRECTORS' REMUNERATION REPORT

Aligning incentive
with strategy

Our Remuneration Policy
aligns management incentives
with our strategy.
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Dear Shareholders

The Cammitiee had three members during 2020/21 -
Lynn Gladden. Preben Prebensen and myself.

A key focus of the Committee during the yaar under review
has been to apply judgement in unusual circumstances. We
have wanted to batance thoughtfully the experiences of our
sharehalders, customers and cther stakeholders during
the pandermic with our duty to incentivise and reward our
workforce in their efforts to sustain and grow the business.

In making key decis:ons, we have been in close dialogue

with the executive members of the Board and our fellow
non-executives. We have discussed at length how the pandemic
has impacted all of cur people, having been briefed at each
meeting by the HR Director, who was also in charge of the
Cuimpany's internal Covid-19 response. This has enabled the
Committee to remain in touch with the Company's plans and
actions to support employee wellbeing, hearing about concerns
and achievermentis through regular surveys and other ways of
understanding the issves. This connection has been important
i our decisicn making. In addition, we have carefully
considered the interests of the wider stakehalders of the
Caompany with a particutar focus on their longer term interests.

In additien to the challenges brought about by Covid-19, the
Cemmittee has worked alongside the Nomination Commitlee
and the Board on the leaving arrangements for Chris Grigg.
the appaintment of Siman Carter as CEO and Bhavesh Mistry
as CFQ.

In the remainder of this statement | seek to provide an averview
of the key decisions the Commuttee has taken during the year.

CEO change

Chris Grigg stood down as Chief Executive on 18 November
2020 and from the Board on 31 December 2020. He was
considered a good leaver for the purposes of his oulstanding
unvested Long-Term Incentive Plan ['LTIP’] awards, which
have been pro-rated and treated in Line with the good leaver
provisions in the plan rules. Chris wiil alsc be eligible ior an
annual banus for the 2020/21 year pro-rated for the gropartion
of the year that he worked. Details are provided on page 130.



Simon Carter was appointed as successor to Chris as Chief
Executive with efect from 18 November and his szlary was
increased to £75U,U0U from that date. His other remuneration
arrangements as an Executive Director remain unchanged.
Further details are provided on page 128.

Remuneration arrangements for Bhavesh Mistry

On 18 January 2021 we announced the appointment of Bhavesh
Mistry as Chief Financial Officer who will starton 19 July 2021,
Bhavesh’s remuneration arrangements will be fully in-
accordance with our Remuneratian Poticy.

Bhavesh will receive a base salary of £490,000 and benefus
including a car atlowance (or equivalent cash supplement] of
£16,700, be eligible for private healthcare for tumself and his
family, life assurance, ill health income protection and other
all-ermnployee benefits. He wilt also receive a cash pension
allowance of 15% base salary, which is in line with the
pension rate applicable to the wider workforce,

Bhavesh will be eligible te participate in the British Land
Annual Incentive Plan for the 2021/22 financial year with

a maximum bopus opportunity of 150% of base salary on a
time pro-rated basis payable in cash with one third deferral
inta shares {or three years in accordance with the policy.
Bhavesh will be eligible to participate in the LTIP.

In order to replace exisiing unvested incentive awards from
his current employer that will lapse as & consequence of his
appointment at British Land, upon joining Bhavesh will receive
rights over British Land shares in accordance with the Policy.

Remuneration Policy

Our remuneration philosophy 1s simple - we want to ensure
that cur management is aligned to shareholders’ and other
key stakeholders’ interests, and that our policy supports our
tong-term business strategy, values and corporate culture. We
will review the poligcy in the coming year and intend to consult
on any proposed changes before putting it to the AGM in 2022.

The current policy is summarised an pages 1246-127 of this
Annual Report.

Remuneration in respect of the year ended 31 March 202
and the impact of Covid-19 '
The impact of Covid-19 on the business and the measures
taken during the year to navigate carefully the challenges
that we faced during the pandemic are detailed on page 107. |
The Company has a detailed programme of stakehotder
engagemnent as detailed on pages 104-109 which the
Committee and Board have relied upon to facilitate informed
and appropriate decision making. The Commitiee has sought
to balance the reward and incentivisation of our pecple with
the challenging conditions and difficult outcomes that our
shareholders and stakehoiders experienced throughout

the year.

Follewing the tempoerary suspension of our dividend in the
outset of the pandemic, we are pleased to have been able to
resume dividend payments during the year. We are pleased
that we did not have to furlough any of our own employees nor
drawdown cn any available Goverament Covid-19 financial
support, We remain well aware of the impact of Covid-19 on
our communities, suppliers and customers and have offered
support to those groups throughout the year. We forgave or
deferred rent for many of our smaller custamers in most
distress and worked with our suppliers on construction

sites to return to work as soon as was safely practicable.

The whote Beard waived an amount equal to 20% of their
respective salaries and fees from 1 April to 31 July 2020.

As set out in the 2020 Oirectors’ Remuneration Report, having
reflected at length on the impact of Covid-1% on the Company.
our shareholders and wider stakeholders at that time, the
Committee with the full support of the Executive Oirectors
scaled back the level of estimated baonus for the year ending
31 March 2020 by 42% to 41.4% and 42.2% of salary for

Chris and Siman respectively, just over a quarter of the
maximum oppartunity.
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DIRECTORS' REMUNERATION REPORT cenlinued

The Committee deferred the decision on whether 1o pay all,
part or none of these scaled back bonuses until July 2020 at
which point the most immediate impact of the pandemic on our
stakeholders was known and could be taken into account. The
Committee approved the payment of the scaled back bonuses
to the Executive Directors as well as similarly scaled back
bonuses for the Executive Committee and 115 ather senior
managers. The rest of the business, comprising our more
junior employees, received their bonuses in accordance with
the uswval annual incentive timetable. Simon Carter took the
decision to invest his full cash bonus, net of income tax and
national insurance, intc Company shares.

In setting the grant level of the 2020 LTIP, we considered
the impact that Covid-19 had an our share price. The grants
were scaled back to 225% of salary for Executive Directors,
compared with 250% in previous years and a maximum level
of 300% in accordance with the policy.

We believe that the manner in which the Committee sets and
operates this Remuneration Policy is clear to executives and is
aligned 1o our corperate culture. In deing so we have regard o
risks inherent in the business and marketplace, providing the
oppertunity for executives tg earn rewards in a8 manner which
is proportionate to the value delivered against clear targets.

We maintained the structure of our incentives this vear and did
not alter any of the targets that we set. However, with the lack
of transparency on retail rental income in particular at the start
of the year. we decided that the etement of the Annual incentive
Plan dedicated to profits should be split with half focused on
costs only. We delayed the setting of profit targets fer the other
half until September when we felt able to set underiying profit
targets for the full year.

As explained last year, we introduced two balance sheet
resilience measures which focused on bath the level of our
liguidity over the year and the refinancing date for our debt.
These were important to ensure the Company focused on both
preserving shareholder vatue in the long term and relaining
flexibility to handle significant uncertainty. Continuing to be
able to finance our development programme is important

and drives long term value.

The Committee considered a holistic assessment of the
Company's performance against the targets set at the
beginning and midway through the year. In particular, the
Commiltee reviewed the Company's ability to cotiect rental
payments against the context of the wider groperty market.
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The Remuneration Policy operated as intended in terms

of Company performance and quantum during the year.
Executives volunteered lo scale back their bonus pay outs in
order {0 align the outcome with the experiences of the wider
Corpany, our cusiomers and cther stakeholders. The scale
back for Executive Directors was from ¢.94% to 80% out cf

a maximum opporiunity of 150% of salary. The reduction
represents 3 broadly simitar amount far employees as a whele.
The Remuneration Committee considered that management's

_approach had been thoughtful and appropriately mei the need

to reward performance during the year against the backdrop
of Covid-19 and its impact on the Company’s financiat results.

The Committee considers the levels that have been awarded
appropriately reflect the efforts of the Executive Oirectors,
incentivise {uture performance and balance the impact of the
year under review on our shareholders’ and wider stakeholders.

Rernuneration in respect of the year commencing 1 April 2021
Salaries

The Executive Directors are both new in their post this year
and their salarses are accordingly lawer than those of their
predecessors and will not be reviewed from the date of
appaintment until 2022. The Nen-Executive Directors’

and the Chairman’s fee levels remain unchanged.

Annual incentives

For the coming year, we will continue to measure 70% of
the Annual Incentive against quantitative measures, and
the rermaining 30% based on strategic measures. Further
infarmation is set out an page 128.

Long term incentives

The Committee intends to grant long term incentive awards
during the coming year to the two Executive Direclors and other
senior executives. The performance measures and targets wilt
remain unchanged and the intended level of award will not be
higher than 250% of salary.

Pensions

We are committed to ensuring that pension cantributions across
our workforce are equitable. Txecutive Directors receive the
same pension benefit as the wider worklforce at 15% of salary.



The British Land Defined Benetit and Empleyer Financed
Retirement Benefit Schemes [[EFRB’) were both non-
contributory schemes which were closed to new members.
Uuring 2020 a consultation with the active members of the
Defined Benefit and EFRB Scheme took place. Following this
period of consultation we agreed to clase both schemes 1o
future accrual.

Gender and ethnicity pay gap

Our work to narrow the gender pay gap since 2017 continued
during the year and the latest gender pay gap for the 5 April
2021 snapshot shows a modest reduction in the median pay
gap of 0.3% io 27.6% from 27.9% for British Land. Broadgate
Estates, a subsidiary company, shows a further reduction in
the median pay gap from 35.5% to 32.9% More infarmation
can be found at brilishland.com/gender-pay-gap.

This year we have published our ethnicity pay gap along with
others from the property industry. The British Land median

ethnicity pay gap between white and BAME employees in respect

of 2021 is 27.3%. As this is the first time we are reporting our
ethnicity pay gap, there is no prior year comparisan.

Recommendation

British Land is committed te listening carefully to shareholder
feedback and to applying best practice to its remuneration
policies and approach. We hope that you will continue to
support our approach to remuneration and will vote in

favour of this Report at the 2021 AGM.

Yours sincerely,

it

Laura Wade-Gery
Chair of the Remuneration Committee
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DIRECTORVS' REMUNERATION REPORT continued

‘EEMUNERAT!ON AT AGLANCE

How we align
rewards to
delivering
our strategy

As set out on pages 14-15,
we have set out a new
strategy which clearly
positions our business

for growth focused on two
core areas, our Campuses
and Retail & Fulfilment.
Delivering against these priorities tays
the foundation for future value creaticn.
Woe take a long terr approach ta
running cur business; our focus 1s to
deliver positive outcomes for all of pur

stakeholders on a leng term. sustainable
basis which can mean that actions taken

nany one yaar take time tg deliver value.
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Targeting
opportunities
in Retail &
Fulfitment

Reatising the

potential of
aur Campuses

l To detiver on this strategy. we have developed four priorities:

Progressing

Active capital
recycling value accretive

developments

People & Sustainability

We have developed a bestin class
platform, including a broad range of skills
across our business, which will support
the delivery of our strategy. Read more
an pages 36-39.

Qur remuneration philosophy is to
incentivise and reward emplayees across
the Group. We sel ubjectives for our
Executive Directors which are cascaded
thraughout the business, with Executive
Committee sponsaors, 5o that they are
integrated within the day-lo-day
management of the business,

In determining what the best measures
of performance are for incentivising our
employees, the Committee strikes a
balance between the short term and
fonger term goals that it sets, The short
terrm goals are a mixture of the delivery
of objectives linked to our pricrities and
annual financial performance,

1year performance

This creates an alignment with
sharehelders ensuring that the level of
annual bonus is not out of line with the
performance of the business in the
finantial year.

Qver the longer term, we measure cur
performance against setected market
benchmarks. We only deliver rewards
where the business at least matches
those benchmarks and we share 3 small
percentage of any autperformance. We
taitor these benchmarks to be as retevant
3s possible but we recognise that there
may inevitably be a degree of mismatch.

The chart below illustrates the alignment

between [i] what we are focusing on doing
lour strategic objectives), [il what we
measure and report en and {ill what we
reward Executive Directors for delivering.

3year performarice

Annuat
profitability

Profit and revenue targets

Balance sheet resilience L
sHienc tiquidily targels

Refinancing date and

Praperty valuation changes
perty 9 oukperformance

Tatal Praperty Retucn

Total Property Return gutperformance

Net Asset
Value changes

Total Accounting Return
autperformance

Dividends and share price
movements

Tola! Shareholder Return
outperlormance

Targeting opportunities in
Retail & Fulfilment

O

Realising the potential of
our Campuses

Active capital
recycling

O
O

aur priorities

Pragressing value
accretive davelapments

Paople &
Sustainability

Sirategic \argets 1o detiver
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Summary of the Remuneration Policy and how we apply it

The Remuneration Policy was approved by shareholders on 19 July 2019, The Policy will apply until the AGM in July 2022. The
Remuneration Policy is set out in full in the 2019 Annual Report and is available on our website britishland.com/committees.

Element of
remuneration

Link to strategy

Framework

Fixed

Basic salary

Attracts and retains expert people with
the appropriate degree of expertise and
experience to deliver agreed strategy

Benefits

Pension
centribution

Reviewed annually and increases typicatly in line with
the market and general salary increases throughaout
the Group

Benefils are restricted to a maximum of £20,000 per
annum for car allowance and the amount required to
continue providing agreed benefits at a similar level

year on year

Defined cantribution arrangements - cash allowances
in tieu of pensicn are made to the CEQ and CFQ at 15%
of salary

Variable

Annual
Incentive

Performance measures retated to British
Land’s strategic focus and the Executive
Directors’ indwidual area of responsibility
are set by the Committee at the beginning
of the financial year

Maxirmum opportunity is 150% of basic salary. 2/3rd is
paid in cash with the remaining 1/3rd [net of tax| used
to purchase shares on behalf of the Executive Director
|Annual Incentive Shares] which must be held for a
further three years whether or not the Executive
Director remains an employes of British Land

Long term
incentive

Tatal Property Return [TPR] links reward
to gross property performance

Totai Accounting Return [TAR] Links
rewards to net property performance
and sharehcolder distributions

Totat Sharehalder Return [TSRI
directly correlates reward with
shareholder returns

LTIP grants were set at 225% last year, but have
been at the level of 250% of salary in the form of
perfarmance shares in previous years, within the
maximum vatue of an LTIP award of 300% of salary

Executive Directors’ remuneration
The tables below show the 2021 actual remuneration agzinst petential opportunity for the year ended 31 March 2021 and 2620
actual remuneration for each Executive Director. The figures for Chris Grigg's actual and potential 2021 remuneration are

pro-rated to reflect par! service during the year.

Full disclosure of the single total figure of remuneration for each of the Directors is set out in the table on page 130.

1. 2021 potential assumes Lhat both annyal and long term incentives pay out in full.

British Land Annual Repert and Acceunts 2021 127



DIRECTORS REMUNERATION REPQRT continued

How we intend to apply our
Remuneration Policy during
the year commencing

1 April 2021

Executive Directors’

remuneration

Basic salaries

The Executive Directors are bath new in
their post this year and their salaries are
accordingly lower than their predecessors.
Simon Carter's salary for the year beginning
1 Aprit 2021 remains unchanged from the
level awarded upon his appointment as
CEQ. Bhavesh Mistry's salary was agreed
in accordance with the Remuneration
Policy and will be effective from his
joining date, 1% July 2021.

Basic satary
Director £00n
Simon Carter 750
Bhavesh Misiry 490

Pension and benefits

Both Executive Directors will recewe

a 15% of salary pension contribution/
allowance. Benelits will be provided

in line with the policy and include a car
allowance and private medical insurance.

Measure

Annual Incentive awards

The maximurm bonus opportunity for
Executive Directors remains unchanged
at 130% of salary. The performance
measures for the Annual incentive
awards have teen selected to reflect a
range of quantitative and strategic goals
that support the Company's key strategic
chjectives. The Committee has agreed
that the same perfermance measures
and weighting should apply for the year
ahead as operated last year. This is set
cut in the table below.

The delailed targets thal the Commitlee
sets are considered to be commercially
sensilive and as such the specific targets
for the guantitative measures for the
corming year will be disclosed in the 2022
Remuneration Report, In assessing how
the Executive Directors performed during
the year commencing 1 April 2021, the

The following pages set out how

the Committee intends to apply the
Remuneration Policy during the
coming year.

Cormmittee will take into account their
performance against ali of the measures
and make an assessment in the round to
ensure that performance warrants the
level of award determined by the table
below. This year, once again, the
Cormnmittee will assess performance

in the context of the wider stakeholder
experience and overall corporate outcome.
Discretion may be exercised by the
Committee and, if this is the case, a

full explanation will be set out in next
year's Repart.

As disctosed previously, the Commuttee
agreed that for Annual Incentive awards,
the sector weighted IFD March Annual
Universe benchmark which includes
sales, acquisilions and developments
and so takes into account active asset
management as well as a more
represeniative peer group) would

be most suitable.

Proportion ol Annual Incenlive
as a pereentage of maximum opportunity

Net Asset
Value changes

Total Property Return outperfermance target

17% payout for matching the MSC! benchmark index 20%
rising to 100% payout for eiperforming by 1.25%

Financial budget targets for cost and revenue

Anm'lal - 0% payout for meeting a threshold level rising to 30%
Quantitative profitability 100% payout lor at least matching a stretch level
measures:
70% reward
weighting Refinancing
0% payout for meeting 3 threshold level rising to 10%
100% payout for at least matching a stretch tevel
Batance sheat resilience
measuras:
Liquidity
0% payout for meeting a threshold level rising ta 10%
100% payout far at least matching a stretch level
Targeting opportunities
O in Retail & Fulfilment
Reatising the patential of
Strategic measures Campuses
5 g
J&ﬁi;:::;d Active capital These targets will be fully disclased and 30%
O recycling explained in next year's Report

Progressing value
accretive developments

People & Sustainability
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In line with current practice, wo-thirds of any amount earned will be paid in cash with the remaining ane-third {net of tax] used to
purchase shares which must be held for a further three years.

Long term incentive awards (audited)

An LTiP award will be granted to Executive Direciors during the year commencing ¥ Aprii 2021, The size and liming of the award
will be determined by the Commitiee at a later date and explained in the next year's Report, having been disclosed at the time

of grant.

The perfarmance measures that apply to this LTiP award will be as below. These measures were also applied to the LTIP award
granted in June 2020, as shown on page 134.

Measure Link to strategy Measured ralative to Weighting
Total Property Return [TPR) The TPR measure is designed TPR performance will be assessed 40%
. ‘ to link reward to strong against the performance of an IFDG
The change in capital value, less :
performance at the gross sector weighted benchmark
any capual expenditure 1ncurred, ranerly level
plus netincome. TPR 15 expressed as propecty ’
a percentage of capiial employed over
the LTIP performance period and is
calculated by IPD.
Total Accounting Return [TAR] The TAR measure 1s designed TAR will be measured relative to a 20%

The growth in British Land's EPRA Net
Tangible Asset Value INAV) per share
plus dividends per share paid over

the LTIP performance period.

to link reward to perfarmance
at the net property level that
takes account of gearing

and our distributions

to shareholders.

market caprtalisation weighted index of
the FTSE 350 property cempanies that
use EPRA accounting.

Total Shareholder Return [TSR)

The growth in value of a British Land
shareholding over the LTIP performance
peried. assuming dividends are
reinvested to purchase additional shares.

The TSR measure is designed
to directly correlate reward
with the return delivered

to shareholders.

Half of the TSR measure will be measured
relative to the performance al the FTSE
100 and the other hal! will be measured
relative to a market capitalisation weighted
index of the FTSE 350 property companies
that use EPRA accounting.

£0%

Performance against the LTIP measures will be assessed over a period of three years. If performance against a measure is equal
to the index, 20% of the propertion attached to that measure will vest and if performance is below index the proportion aitached
to that measure wilt lapse. 100% of the proportion of each element of award attached te each measure will vest if British Land’s
performance is at a streich level. Those stretch levels are TPR 1.00% per annum, TAR 2.00% per annum, TSR [Real Estatel 3.00%
per annum and TSR (FTSE 100 5.00% per annum Theare wili be straight-line vesting betwaen index and stretch perfarmance for
each measure. Follawing a change in the EPRA definition of NAV, TAR is now being measured using EPRA Net Tangible Asset

Value per share,

The Carnmittee retains the discretion to override the formuiaic outcomes of incentive schemes. The purpose of this discretion

is to ensure that the incentive scheme outcomes are consistent with overall Company perfarmance and the experience of

our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chairman and Non-Executive Directers are positioned around mid-market with the aim of attracting individuals
with the appropriate degree of expertise and experience. The fee structure set cut below is unchanged from those applied in 2020.

Chairman’s annual fee £375,000
Non-Executive Director's annual fee £64,000
Senior Independent Director’s annual fee £10,000
Audil or Remuneration Committee Chair's annual fee £20,000
Audit or Remuneration Committee member’s annual fee £8.000
CSR Commitiee Chair's annual fee £14£,000
Nomination or CSR Cammitiee member’'s annual fee £5.000
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DIRECTORS' REMUNERATION REPORT centinved

How we applied our Remuneration Policy
during the year ended 31 March 2021

The follawing pages set out how we implemenled Lhe Directors’ Remuneration Policy during the year ended 31 March 2021 and
the remuneration received by each of the Birectors.

Single total figure of renuneration [audited| ,
The following tables detail all elements of remuneration receivable by 8ritish Land’s Executive Directors in respect of the year
ended 37 March 2021 and show cemparative figures for the year ended 31 March 2020.

Qther itema in Pension or
Taxable the nature of pension Annual Long term Fixed Yariabnla
Salary benefils remuneration allawance tncentives! incentives? Total ramuneratian remuneration
01 00 0N 2021 2021 wn 202 2021 2021
Executive Drectors E£000 Qo Coop £Q00 €000 £000 fulu) €000 £003
Chris Grigg? 597 15 g 164 8§24 0 1,309 785 524
Siman Carter * 657 20 10 89 473 0 1,149 76 473

Estimaied oulcomes. 2021 Annual Incentive putcomes are subject {o the publication of fimal M5CI results.
Ferecast outcomes, 2021 Lang Term Incentive ouicomes are subject o confirmation of final vesting levels in June 2021,
. Chris Grigg's remuneration is in respect of the period fram + Aprit 2020 to his departure rom the Board on 3t December 2020. Oetails of any payments after he
stepped down as a Director are set out on page 137.
4 Simon Carter's salary reflects the geriod from 1 April 2020 to 17 Novernber 2020 as CFO for which he was paid a pro-rated salary based on a full year equivalent
af £500,600 and the period fram 18 November 2020 to 31 March 202i as CEO far which he was paid a pro-rated salary trased on a full year equivalent of £750,000.
Additranally, as previcusly disclosed, the full Board waived an amount equal to 20% al their respective fees and salaries for the four manths from Aprit to July 2020
in response Lo the Covid-19 pandemic,

[N

e 2020 2020 2620 020" 2020° 2020 020 2020
€000 £600 £000 £000 £000 EDAK £000 €000 €000
Chris Grigg 874 20 16 262 352 0 1.534 1.172 382
Simon Carter 500 20 13 75 21 0 819 408 21

1. Confirmed guicomes. Actual Annual Incentive and Long Term incentive pulcomes are confirmed after publication of the Annual Report each year. Forecast
estimated figures were publisbed in the 2020 Report. the actual oulcomes are rellected in the table above Annual Incentive payments for Chris Grigg and
Sirmon Carter represent 41.4% and 42.2% of their respective salaries as conlirmed on page 123.

Notes to the single total figure of remuneration table (audited)

Fixed pay

Taxable benefits: Taxable benefits include car allowance for Chris Grigg £12,600 and Simon Carter £16,700 and private

medical insurance.

Other items in the nature of remuneration: 'ncludes lite assurance, permanent health insurance, annual medicat check-ups.
grofessianal subscriptions, the value of shares awarded under the all-employee Share Incentive Plan and any notignal gain on
exercise for Sharesave options that matured during the year, if any.

Pensions: Chris Grigg did not pacticipate in any British Land pensicn plan. Insiead he received cash allowances, in lizu of pension
at a rate of 25% of salary at the time of his departure. As stated in the 2019 Report it was agreed with Chris that in arder to align
his pension with that of the wider workforce, his annual pension allowance would reduce by 5% per annum. Simon Carter is a
member of the Defined Contribution Scheme and ubilises his Annual Pension Allowance; the remaining amount of his pension is
paid to him in cash. for him to make his own arrangements for retirement Simen Carter is also a deferred member of the British
Land Defined Benefit Pension Scheme in respect of his employment with British Land earlier in his career. The tatle below
details the defined benefit pensions accrued at 31 March 2021.

Defined banelit
pansion accrued at Nermal
31 March 2021 retirement
Execytive Direclor £000 age
Simon Carter 39 40

There are no additional benefits that will becore receivable by a Director in the event that a Direclor retires early.
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Annual Incentives FY21 (audited)

The level of Annual Incentive award is determined by the Committee based on British Land's performance and Executive
Directors’ performance againsi guantitative and strategic targets during the year. For the year ended 31 March 2021 the
Committee’'s assessment and autcomes againsi these criteria (before exercising any discretion] are set out below Quantitative
measures are a direct assessment of the Company's financral performance and in the very leng term business we operate are a
reflection of many of the decisions taken in prior years. The delivery of strategic abjectives positions the future performance of the
business so payouts under this part of the Annual Incentive Plan will not necessarily correlate with payouts under the guantitative
measures in any year. The level of bonus calculated by applying the criteria below generated an outcome of ¢.94% of salary for the
two Executive Directors against 2 maxinnum opportunity aof 150%.

Executives volunteered to scale back their banus pay outs in order ta align the outcome with the experiences of the wider
Company, our customers and other stakeholders. The Remuneration Committee considerad that management’s approach had
been thoughiful and appropriately met the need lo reward performance during the year against the backdrop of Covid-1% and its
impact on the Company’s financial results. The Committee therelore agreed that bonus payouts for the year ending 31 March
2021 be scaled back to 80% of salary. Chris Grigg's bonus amount was pro-raled iaking into account his departure date of

31 December 2020.

Perlarmance
in line with
minimum Perfarmance
axpecialions in line with Finai Final
10% Fayoul Performance maxinnam outeame  oulcome
except TPR ol in line with eapaclations (% at (% ol
Thg Quantitative measure Weighting 17% Payout] expectations (100% Payout) max) salary)  Performance range
Net Asset Value changes 20%
Obps +125bps 17% payoul for matching
Total Property Relurn N ‘ ) o, the MSCI Benchmark
vs MSCI Benchmark 20% 310bps 0.00%  0.00% rising to 100% payout for
outperforming by 125bps
Annual Profitability 30%
£102.0m £98.5m £95.0m 0% payout for meeting a
Non-leasing relaled costs 15% @ 15.00% 22.50% threshald level rising Lo
£91m 100% payout
E194m E196m £204m 0% payout for meeting 2
Underlying Profit’ 15% . 7.5% 11.29% threshold level rising to
£19%m 100% payout

Balance Sheet Resitience 20%
Refinancing 24 months 36 months 0% payout {or meeling a
Assessed by comparing threshold level rising to 100%

o,
forecast net dabt to the t0% “. 10% 15.00% payout for at least malching a
finance we have in place nth stretch level
o £1.0bn £1.3bn 0% payout for meeling a

Liquidity threshold level rising to 100%
Based on available 10% [ ] 7.4% 11.10% A
[acilities and cash payout for at least maiching a

! £1.376n siratch tevel
Sub-total 70% 39.9% 5%.85%

1. Profit cutcome of £201m moderated by minus £2m to €£199m te account for a duptication with the cost target.

Nole: The above chart is 3 forecast of the 2021 FPR ouicomes which will depend on performance against MSC) figures that will only becorme available after the
pubtication of this Report and as such, represent an estimate of the final figures.

British Land Anaual Repert and Accounts 202t m



DIRECTORS’ REMUNERATION REPORT continued

Chris Grigg
Sirategic Finalouicame  Final outcome
objective Measure Weighting Perlermance achieved (% ol max} % of satary)
Right Refine and focus Adapted strategy to reflect the 3.75%
Places strategy including acceleration of trends in Relail and
response to pandemic Offices caused by pandemic which
was prioritised by the Board
Complete phasad Completed phased recpening of 3.75%
reocpening plan 7.5% British Land workplaces and kepl
including British all esseniial and nan-essential
Land workplaces retail open subject lo lockdown
rules and Government guidance.
Kept employees sale and provided
strong oversight for the weltbeing
during the pandemic.
Customer  Engage with Supported customers in respening 3.75%
Onentation  custuiners Lo siles in-ling wilh Goversinent
identify their priorities, guidetines. Provided support 10
provide support and cuslomers unable 1o operale via
strengthen 7.5% rent concessions. Davatoped
relationships customer communication plans.
Public engagement Active engagement with 1.875%
on Covad-19 support Government on rent meraterium 22.00% 33.00%
recovery and business rales.
Capital Re-establish dividend Oividend resumed with palicy Lo pay 1.875%
Efficiency out 80% of EFS
Opbimise rent and 83% totat rent collected for FY21: 2%
service charge Qffices 99%, Retail 71%
collection
Delwver the capital plan 160 Liverpool Street achievad PC in 5%
11.25% Sepiember 2020. 1 Triten Square
due to PCin FY22. Committed to
develop Norton Folgate and 1
Broadgate [follawing pre-let agreed
with JLL). Completed drawdown of
headlease at Canada Water and
commenced enabling works
for phase 1.
Expert Reduce Gender 8L Median Gender Pay Gap reduced
People Pay Gap 1 75 by 0.3% to 27.6%. BL Median 0.00%

Ethnicity Pay Gap reported for the
first ime at 27.3%.
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Siman Carter

Stralegic Final gutcome  Final outcome
objective Measyre ‘Weighiing Parlormance achieved 1% of maxl {% of salary]
Right Develap business 7.5% New strategy in place. Pivoting to 6.00%
Piaces sirategy [on CED growth and value opportunities
appointment) across Campuses and Retail
& Fulkiment, Goad progress
againsl priorities
Custamer  Public engagemeni 4.25% Aclive engagemnent with 1.875%
Crientation  on Cowd-1% Governmenl on rent moratorium
and business rates refoerm including
specific proposal an equitable
solution to withdraw moratorium
Improvements made Phase 2 of business systems 1.875%
lo busingss systems project successfully delivered
Capital Detiver against 12.5% 1 £1.2bn of sales, overall 4.1% ahead 5.00%
Efficiency  capital plan of baok value, comprising E640m of
mature oflice assets and £560m of
retail assels
Deliver HUT HUT terms extended and effectively 2.00%
refinancing and committed to acquire remaining
Homes England Loan 22% interest. Secured HUT 23.00% 34.50%
refinancing and £100m Homes
England Loan
Re-estabtish dividend Dividend resumed with policy to pay 1.875%
out B0% of EPS
Implement CSR Published pathway to net zero. 2.50%
strategy Launched Transitien Fund and
progressed TCFD. Achieved
GRESB 5*. 100 Liverpool Street
achieved BREAM outstanding
rating and first net carbon neutrat
development fer British Land.
Expert Reduce Gender 3.79% [BL Median Gender Pay Gap reduced 0.00%
People Pay Gap by 0.3% to 27.4%. BL Median
Ethnicity Pay Gap reported for the
first time at 27.3%
Oplimise resaurce o Vacant roles filled by internal
mitigate new hiras and candidates during initial response 1.875%

prioritise key areas

tc pandemic

Final gutgome  Final oulgcome

Tatal banus calculalion (% of max| 1% of salary)
Chris Grigg 61.90% 92.85%
Simon Carier 62.90% 94.35%'
Scaled back

bonus

{% af salaryf?

Chris Grigg? 80.00%
Simen Carler 80.00%

1. This final culcarne includes an addilional amount equat to 1% of cpportunity in line with the remuneralion terms agreed under Chris Grigg's seltlement agreement

1o align his boaus % 10 1hat of ether Execulive Directors

2. As t:!esclﬁibe.d on page 111 the Commultee scaled back the bonus outcame fer £xecutive Qirectors to 80% of salary.
1 Chris Grigg's Benus payment will be pro-rated to 0% of salary (o take into account his departure date of 31 December 2020.

One third of the annual bonus fafter tax has been paid} 1s used ta purchase shares which are then held tor three years by the

Executive Director.

2020 comparative: In June 2020, the Committee confirmed that the underperformance of TPR compared to the IPO benchmark
was -410bps rather than the estimale of -460bps made for the purposes of the single total figure of remuneration table in the
2020 Annual Repart. This did not atter the amount of bonus earned.
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DIRECTORS' REMUNERATION REPORT cantinved

Long term incentives {audited)

The informalion in the lung Leran incenlives colutnn in the single 1otal figure of remuneration table [see page 13U) relates to
vesting of awards granted under the following schemes, including, where applicable, dividend equivalent payments on those
awards The below note outlings lorecasts of the 2021 long term incentive outcomes. The actual outcomnes will enly become
available after the publication of this Repert.

Long-Term Incentive Plan

The awards granied to Execulive Cirectors on 26 June 2018, and which will vest on 26 June 2021, were subject to three
performance conditions over the three-year period to 31 March 2021. The first condition 160% of the awardl measured British
Land’s Tolal Property Returns [TPR) relative to the funds in the sector weighted MSCI Annual Universe [the Benchmark]
previously the IPD UK Annual Property Index; the secand [40% of the awardi measured Total Accounting Return {TAR] refative
to a camparator group of British Land and 15 other property companies; while the third [20% of the award) measured Total
Shareholder Return (TSR], halt of which was measured against the FTSE 100 and the cther half measured against the
comparator group of British Land and 15 other property companies. :

The TPR element is expected to lapse, based on British Land s adjusted TPR of -4.8% per annum when compared to the
Benchmark of -2.9%. The TAR element s alsc expected to lapse based on British Land's TAR of -9.9% per annum compared to
0.3% per annum for the property company median. The actual vesting of the TPR and TAR elements can only be calculated once
results have been published by MSC! 2nd ail the companies within the comparator group respectively. The actual percentage
vesting will be confirmed by the Committee in due course and details provided in the 2022 Remuneraticn Report. Korn Ferry
has confirmed that the TSR element of the award will lapse as British Land’s TSR performance over the period was -17.06%
compared to a median of 8.05% and 5.11% for the FTSE 100 and Property companies comparator groups respectively.

Increase invalue as a
resull of share price

Estimated value o! Estimated dividend  movement belween grant

Performance  Number ol performance award an veshing equivalent and interest and vesling

Execulive Diracior shares or aplions shares awarded £0o0 E000 000
Chris Grigg Shares 313,984 il nil nil
Siman Carter Shares 177,733 nil nil nil

2020 comparative: As set out in the 2020 Anpual Report, the 2017 LTIP awards {apsed in full on 24 June 2020 as expected.

Share scheme interests awarded during the year {audited)
Long-Term Incentive Plan
The total face value of each Executive Director’s LTIP award for the year ended 31 March 2020 was equivalent to 225% of basic

salary at grant. The Remuneration Cemmittee exercised discretion and reduced the LTIP grant size by 16% to reflect the share
price at the date of grant relative to the share price in recent years.

The share price used to determine the face value of performance shares, and thareby the number of performance shares
awarded, is the average over the three dealing days immediately prior to the day of award. The share price for determining the
number of serfarmance shares awarded was 412.4p. The performance conditions atiached to these awards are set out in the
Remuneration Policy approved by shareholders in July 2019 and surnmarised on page 127.

Perfarmance shares

Percenlage veshing on

Number ol End of achigvement ol minimum

performance Face value pertormance perlormance threshold

Executive Direcior Granl date shares granted £000 perigd Vesling date %
Chris Grigg! 22/06/2020 474807 1,966 31/03/23 22/06/23 20%
Simon Carier 22/06/2020 272,812 1,125 31/03/23 22/06/23 20%

1 The treatment of Chris’ performance shares upon leaving shares is explained on page 137
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Directors’ shareholdings and share interests (audited)

The table below shows the Oirectors’ shareholdings, including shares held by connected persons, as at year end or, if earlier,
the date of retirement from the Board.

Although there are no shareholding guidelines for Non-Executive Directors, they are each encouraged to hald shares in British
Land. The Company facilitates this by offering Non-Executive Birectors the ability to purchase shares guarterly using their
post-tax fees. During the year ended 31 March 2021, Witliam Jackson, Irvinder Goodhew and Tim Score have each received
shares in full or pari satisfaction of their fees.

Outstanding schere interests as at 3t March 2021 Shares hetd
Unvested share Unvested share Total shares

plan awards plan awards Vesied bul subject to Total of all share

Isubject o Inat subject 18 unexercised outstanding plan awards and

perisrmance performance share plan share plan Asai ) Aprik Asat 3l March shareholdings as

Lirector measures} messures| awards awards 2020 021 at M March 2021

Simon Carler 483,928 6,603 0 690,501 142,085 171,798 862,329

Tim Score [Chairl 62,070 80,905 80,905

Lynn Gladden 18,339 18,339 18,339

irvinder Goodhew nil 2,593 2,593

Alastair Hughes 7371 7.31 73N

Nichotas Macpherson 5.400 5,600 5,600

Preben Prebensen 20,000 20,000 20,000

Laura Wade-Gery 9.585 9,585 9,585

Loraine Woodhouse nil 4,036 4,036
Former Directors who served during the year

Chnis Grigg' 543,025 1361 1,439,146 1983512 1,457,709 1,081,407 3,064,919

William Jackson 143,728 153,630 153,630

Rebecca Worthington! 3,000 3,000 3,000

1. Holding is as at the date of departure of 31 Decerber 2020 Quislanding share scheme interests held by Chris Brigg rellect the (apsed position as at
31 December 2020

in addition, an 7 April 2021, the fellowing Non-Executive Directors were allotted shares at a price of 518.2 pence per share in full
or part saiisfaction of their fees:

Non-Execuiive Directer Shares allgited
Tim Score 4,871
lrvinder Goodhew 1,623

Acquisitions of ordinary shares after the year end
The Chiet Executive has purchased or been granted the following fully paid ordinary British Land shares under the terms of the
partnership, matching and dividend elements of the Share Incentive Plan:

Date of purchasa Partnership
Executive Direclor or award Purchase price shares Maiching shares  Dividand shares
Siman Carler 14/04721 5(9.87p 30 80 -
14/05/21 517.35p 29 58 -

Other than as set oul above, there have been no further changes since 31 March 2021
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DIRECTORS” REMUNERATION REPORT continued

Shareholding guidelines

The shareholding guidelines las a percentage of salary) for Exscutive Directors are 200% for the Chief Financial Officer and 225%
tor the Chief Executive. In addition. Fxerytive Direclers are requined lu retain shares equal to the level of this guideline [or if they
have not reached the guideline, the shares that count at that timel for the two years following their departure. There is no set
timescale for Executive Directors to reach the prescribed guidetine but they are expected to retain net shares received on the
vesting of long term incentive awards until the target is achieved. Shares that count lowards the holding guideline are unfettered
and beneficially owned by the Executive Directors and their connected persons, locked-in SIP shares and all vested awards count
towards the requirement on a net of tax basis. All other awards that are still the subject of 3 performance assessment and any
share options do not count.

The guideline shareholdings for the year ending 31 March 2021 are shown betow:

% ol Salary Held

Guidetine as Holding counting |Based on

percemage ol Guidaline towsrd guidetines &t 31 March 2021

Executive Direclor basic salary holding 31 March 2021 Shareholding)
Sinon Carter' incumbent CEO| 225% 332,399 174,264 118%
Chris Grigg? [fermer CEOI 225% 409,702 1,082,748 595%

1. Simon's holding is as at 31 March 2021 using yhe methodalagy described above. The holding guidelines ara calculated using the 31 March 2021 VWAP of 507.47p.
2. Chris’ holding is as al the date of his depariure, 31 December 2020, using the methodology described above. The holding quidelines are calculated using the 1
December 2020 VWAP ot 47¢.98p

Unvested share awards (subject to performance)

Number Subject o End of

outstanding al perfermanee perfarmance
Execulive Jirector (ate of grant 31 March 2021* measures period Vasling date
Chris Grigg? LTIP performance shares 26/06/18 263,276 Yes 3170321 26/06/21
LTIP performance shares 23/071% 196,145 Yes 31/03/22 23/07/22
LTIP performance shares 23/046/20 83,604 Yes 31/03/23 23/06/23
Siman Carter LTIP parformance shares 26/06/18 177,733 Yes 31/03/2}% 260621
LTiP perfarmance shares 230719 233.383 Yes 31/03/22 23/07/22
LTIP performance shares 23/06/20 272,812 Yes 31/03/23 23/06/23

. The LTIP awards granted in June 2018 are also included wilhin the "2021 Long Term Incentives’ calurmin of the single total figure of remuneration lable on page 130.
The degree {o which perlormance measures have been or are expected to be achieved, and the resultant proparlions of the awards expected to vest, are detailed
on page 134
The outstanding figures far Chris have been pro-rated far ime served up lo the date ol his departure on 31 Cecember 2020. Further details on the treatment of his
share scheme interesis upon teaving the Company can be foundg en the following page.

~
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Unvested option awards Lnot available to be exercised)

Number Subjectio End of
Exacutive ouislanding at Optign price perfarmance perfarmance Date becomes
Qirector Cate ol grant 31 March 2021 pence measures period exercisable Exercisable until
Chris Grigg' Sharasave options - - - - - - -
Siman Carter Sharesave options 18/06/19 4,137 435.0 No 0 01/0%/22 28/02/23

1. Chris’ sharesave options tapsed an cessation of office an 31 Decembear 2020.

Vested option awards {available to be exercised)

Number
Execulive oulslanding at Option price
Director Oate of grant 31 March 2021 pence Exercisable until
Chris Grigg LTIP options . 28/06/11 695,652 573 20/46/21
LTIP options 14/09/12 743,494 538 30/06/21

1. Options are available to exercise until six manths alter ieaving date.

Payments to past Directors and for Loss of office (audited]

Chris Grigg ceased to be a Director of the Company and left the Company an 31 December 2020. The treatment of his
remuneration arrangements upon leaving the Company was in line with policy. During the year ended 31 March 2021 British Land
has made the fcllowing payments in line with the treatment disclosed.

A payment in lieu of notice for the period from when he teft the Company to the end of his notice period, being ¢ September 2021,
will be paid in manthly payrments. This comprises base salary and car allowance of £615.787, pension contributions/allowance of
£131.759 and the value of other benefits of £6,066. These payments may be reduced by the value of any alternative paid
employment secured during the period until ¢ September 2021

LTIP awards will continue to vest as Chris is considered a good leaver and therefore performance shares have been pro-rated in
tine with the good leaver palicy. This comprises 263,276 Performance Shares under the 2018 LTIP award, 196,145 Performance
Shares under the 2019 LTIP award and 83,604 Performance Shares under the 2020 LT{P award. As detailed on page 134 the 2018
LTIP award is expected to lapse in full.

Chris Grigg holds vestad but unexercised LTIP ogtions which were granted in 2011 and 2012 which he has until 30 June 2021 to
exercise. Awards under the SAYE and SIP all employee plans also lapsed on cessation.

A contribution towards his legal fees of £4,250 plus VAT was provided.

Other disclosures

Service contracts
All Executive Directors have rolling service contracis with ihe Company which have natice periods of 12 months on either side.

MNormal

notice period

Date of service ta be given by

Directar cantract Company
Siman Carter 18/11/20 12 manths

In accordance with the Code, all continuing Executive and Non-Executive Directars stand for election or re-election by the
Company’s shareholders on an annual basis. The Directors’ service contracts are available for inspection during normal business
hours at the Company’s registered office and at the Annual General Meeting. The Company may terminate an Executive Director’s
appointment with immediate effect without notice or payment in liev of natice under certain circumstances, prescrited within the
Executive Director’s service contract.
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DIRECTORS' REMUNERATION REPORT continued

Executive Direclors’ external appointments
Execulive Directars may take up one non-executive directorship at another FTSE company, subject to Bnitish Land Beard approval.

Chris Grigg was appointed a non-executive director of BAE Systems plc on 1 July 2013, Chris received a fee of £82,500
[ne overseas travel allowances and benefits deamed to be taxable| from BAE Systems plc in respect of the nine months ending
31 December 2020, which he retained in full (2020 full year: £87,252)

Relative importance of spend an pay

The graph below shows the amount spent on the remuneration for all employees lincluding Executive Direclors! relative to the
amount spent on distributions to shareholders for the years to 31 March 2021 and 31 March 2020. The remuneration of employees
decreased by 1.5% relative to the prior year Distributions to shareholders include ordinary and, where offered, scrip dividends.
Ng scrip alternative was affered during the year ended 31 March 2021. The material decrease of 81% in the amount spent on
distributions to shareholdars reflects the conclusion of the share buyback programme the previous year, as well as the

Board's decision to temporarily suspend the dividend during the outbreak of the Covid-19 pandemic in 2020.

Total shareholder return and Chief Executive’s remuneration

The graph below shows British Land’s total shareholder return for the 10 years from 1 April 2011 1o 31 March 2021 against that of
the FTSE All-Share Real Estate Investment Trusts [REIT] Talal Return Index for the same period. The graph shows how the latal
return on a £100 investment in the Company made on 1 Agril 2011 would have changed over the 10-year period, compared with
the total return on a £10Q investment in the FTSE All-Share REIT Total Return Index. This index has been selected as a suitable
cormparaior becauvse it is the index in which British Land's shares are classified.

The table below sels out the total remuneration of the Chief Executive over the same period as the Total Sharehclder Return graph.

The single tatal figure of remuneration represents the sum of the amounts paid to Chris Grigg and Simon Carter for the
respective pericds that they served as Chief Executive during the year, being £1.093m and £0.551m respectively. The Annual
incentive awards against maximum opportunity and LTIP vesting percentages represent the year end awards and forecast vesting
outcorne respectively and are the same for both Chris and Sinon. The qguantum of Annual Incentive awards granted each year and
long term incentive vesting rates are given as a percentage of the maxirmum cpportunity available.

Chiel Exacuiive 2041/12  2012/13 200314 20161%  IH16 01617 2017/18 201819 2019/20'  2020/21!
Chief Executive’s single totat figure of remuneration (E000) 5353 4810 5398 46551 3423 1938 2279 1453 1534 1,644
Annual Incentive awards aganst maximum opportunily (%) 75 75 0 94 &7 33 ) 36 28 53

Long termincenlive awards vesting rale against maximum
opportunity (%] 99 63 98 93 54 15 14 a 0 ]

1. Confirmed outcome.
2. Forecast outcome.
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Total shareholder return

The graph below shows British Land's total shareholder return lor the 10 years to 31 March 2021, which assumes that E100 was

invested on 1 April 2011. The Company chcse the FTSE All-Share REIT's sector as an appropriate comparator for this graph

because British Land has been a canstituent of that index throughout the period.

CEQ pay ratio

The CEQ pay ratios are set out below in line with the new regulations. In calcutating this information last year we used the gender
pay gap data calculated for each employee; to provide a more accurate calculation we moved to using employees as at 31 March

2020. This analysis is very similar to gender pay analysis except that it excludes certain one off amounts that might have dislorted
the fult year figure. Pay data has been analysed on a full-time equivalent basis with pay for individuals working part-time
increased pro-rata to the hours worked. It also includes employees on maternity who would be excluded under the gender pay
methodology. The table below shows that the movement in the median ratio is broadly flat since 2018/19. This is due 1o similar
reductions in the CEOD single figure and the total pay for the median employee. The median ratio is considered to be consistent

with the pay and progression policies within British Land as the remuneration policy for the CEQ is set based on the same

principles as the policy for the wider employee population. As such salaries for all employees are set to reflect the scope and

respensibilities of their role and take inta account pay levels in the exiernal market. The majority of staff are alsc eligibie to

receive a bonus, and whilst variable pay represents a larger proportion of the CEQ's package. in all cases, there is a strong link
between payouts and the performance of both the Company and the individual. The Committee Chair has provided an explanation

of the relationship between reward and performance on page 12¢

The single total figure of remuneration represents a biended amount calculated by reference to the amcunts paid to Chris Grigg
and Simon Carter for the respective periods that they served as Chief Executive during the year.

CEQ pay ratio 2018 2019/20 2020421
Method 8 C A
CEQ single figure [£000] 1,653 1,534 1,645
tpper guartile 13:1 14:1 16:1
Median 221 22:3 23:1
Lower guarlile 33:1 33:1 351

The salary and total pay for the individuals identified at the Laower gquartile, Median and Upper quartile positions in 2020/21 are set
out helow. Having reviewed the pay tevels of these individuals it is felt that these are representative of the structure and quantum

of pay at these points in the distribution of employees’ pay.
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DIRECTORS REMUNERATION REPORT continued

2020/21 Employee pay Salary Total pay
Upper quartile 82 1M
Median 56 70
Lower quartile &1 L7

Directors' remuneration compared to remuneration of British Land employees

The tabtle below shows the percentage changes in different elements of the Cirectors’ remuneration relative to the previous
financial year and the average percentage changes in those elements of remuneraticn for employees of the Listed parent company
British Land. Positive changes in the fees paid ta Non-Executive Directors are attributable to additional fees paid in respect of
additional Committee or Board responsibilities during the course of the year, rather than an increase in the level ol fees paid.
Reductions are as a result of the whole Board waiving 20% of their respective salaries or fees for the four month period between
April and July 202G in response ta the Cowid-19 pandemic. Chris Grigg, Irvinder Gocdhew, William Jackson and Loraine Woodhouse
are not included in the lable below as they were appointed or departed during the year, The 2% increase in employee salaries was
due to promotionst increases during the year rather than a group-wide increase. Similarly, the increase in annual incentive of
84% reflects a higher company multiplier in 2021 compared to 2020 which was scaled back due to the impact of Covid-19.

2020 vs 2021

Base salary/lees Benefils Annual bonus

Remuneratise element % thange: % changa % change
Sirmon Carter! nfa n/a n/a
Tim Score? 20% 0% n/a
Lynn Giadden -6% 0% n/a
Alastair Hughes -3% 0% nfa
Nicholas Macpherson -7% 1% nfa
Preben Prebensen 12% 0% nfa
Laura Wade-Gery 0% 0% n/a
Average employees 2% 1% 84%

1. Simon Carter was appointed as CEQ during the year which led ta an increase in his basic salary as detailed on page 123

2. Tim Score’s 2020 fee was srnaller due to becoming Chawman part way through the year ending 31 March 2020 which accounts for the percentage increasa in lees
received for the year ended 31 March 2021.

The Committee reviews, takes advice and seeks information from both its independent adviser and the Human Resources

department on pay relatively within the wider market and the Company throughout the year The CEQ pay ratia, ethaicity and

gender pay ratio help to inform the Committee in its assessment of whether the level and structure of pay within the Company

is appropriate. The Committae is satisfied with the current Policy and feels the opportunity and alignment are appropriate at

the current time
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Non-Executive Directors’ remuneration {audited] .
The table below shows the fees paid to our Nen-Executive Directars for the years ended 31 March 2021 and 31 March 2020

Fees Taxable benefits’ Toial

on 2029 021 2020 202% k)
Chairman and Nan-Executive Direciors €onp £000 €000 £000 £ooo £oo0
Tim Scere [Chairl 50 292 0 - 350 292
Lynn Gladden 72 77 0 1 72 78
irvinder Goodhew? 36 - 0 - 36 -
Alastair Hughes 88 21 a - 89 91
Nicholas Macpherson 67 72 a - 67 72
Preben Prebensen ) 85 74 Q - 85 76
Laura Wade-Gery B8é B4 a - 8é 86
Leraine Woodhouse? & - Q - [ -
Former Directors who served during the year
William Jackson [13 87 Q - [1] 87
Rebecca Worthingtan 63 B4 a - 63 86

1. Taxable benefits include the expenses incurred by Non-Executive Direciors. The Company provides the lax gross up on these benelits and the figures shown above
are the grossed up values. There is no variable element ta the Nan-Executive Direciors’ fees.

2. These Non-Executive Directors were not members of the Board from Agril to Juty 2020 and therefore did not have Lthe oppartunity ta waive an amount equal to 20%
of the fees paid in response to the Covid- 19 pandemic,

Letters of appointment
All Non-Execut ve Directors have a letter of appointment with the Campany. The effective dates of appointment are shown below:

Elfectve date al appointment

Direcior Original date ol appointment inmast recent letter of appaintment Unexpired Lerm [months]
Tim Score [Chair] 20 March 2014 19 July 2019 13
Lynn Gladden 20 March 2015 24 May 2021 37
Irvinder Goodhew 1 October 2020 1 October 2020 37
Alastair Hughes 1 January 2018 1 January 2021 37
Nichaolas Macpherson 19 Decemhber 2016 19 Oecember 2019 25
Preben Prebensen 1 Seplember 2017 1 September 2020 37
Laura Wade-Gery 13 May 2015 24 May 2021 37
Leraine Woadhcouse 1 March 2021 1 March 2021 37

The appointment of the Chairman or any Non-Executive Directars may be terminated immediately without notice if they are not
reappointed by shareholders cr if they are removed from the Board under the Company's Articles of Association or If they resign
and do not offer themselves for re-election. In addrtion, appaintments may be termimated by either the individual or the Company
giving three months’ written notice of termination or, for the current Chairman, six months’ written notice of termination.

Remuneration Committee membership’
As at 31 March 2021, and throughout the year under review, the Commitiee was comprised wholly of independent Non-Executive
Directors. The members of the Committee. together with attendance at Commitiee meetings, are sel aut in the table below:

Date of appointrent

Direclor Pasition - [to the Commilteal Attendance
Laura Wade-Gery Chair 13 May 2015 8/8
Lynn Gladden Member 20 March 2015 8/8
Preben Prebensen Member 1 September 20117 8/8

During the year ended 31 March 2021, Committee meetings were alsa part attended by Tim Score [Chairmanl. Chris Grigg

{former Chief Executive], Simon Carter l[former Chief Financiat Officer and incumbent Chief Executive}, David Walker [Interim Chief
Financial Gfficer],.Bruce James [Head of Secretariat], Brona McKeown [General Counsel and Company Secretary), Ann Henshaw
{HR Director] and Kelly Barry [Head of Reward] other than lor any item relating to their own remuneration. A representative from
Korn Ferry also routinely attends Comm:ttee meelings.
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DIRECTORS’ REMUNERATION REPORT continued

The Committee Chair holds regular meetings with the Chairman, Chief Executive and HR Director to discuss all aspects of
remunecation within British Land. She also meets the Committee’s independent remuneration advisers, Korn Ferry, prior
to cach substantive meeting to distuss 1haller s of gavernance, Remuneration Policy and any concerns they may have.

How the Committee discharged its respansibilities during the year

The Committee’s role and responsibilities have remained unchanged during the year [having been amended in March 2019 to
incorporate changes to the Code) and are set cut in futl in its terms of reference which can be found on the Company’s website
britishland com/comrmitiees. The Comnmitiee’s key areas of responsibility are:

- setting the Remuneration Policy for Exacutive Directors and the Chairman;

- reviewing the Remuneration Policy and sirategy for members of the Executive Committee and other memdbers of executive
management, whitst having regard to pay and employment conditicns across the Group;

- determining the total individual remuneration package of each Executive Director, Executive Commiltee member and other
members of management;

- monitoring perfarmance against conditions attached ta all annual and long term incentive awards to Executive Directors.
Executive Committes and ather members of management and approving the vesting and payment outcomes of these
arrangements; and

- selecling, appeinting and setting the terms of reference of any independent remuneration consultants.

In addition to the Commitiee's key areas of responsibilily, during the year ended 31 March 2021, the Committee also considered
the fotiowing matters:

- reviewing znd recommending to the Board the Remuneration Repori to be presented for shareholder approval;

- remunaraticn of the Executive Directors and members of the Executive Commitlee including achievernent of corporate and
individual performance; and pay and Annual Incentive awards below Board-level;

- the extent lo which performance measvres have been met and, where appropriate, approving the vesting of Annual Incentive
and long term incentive awards;

- granting discretionary share awards: reviewing and selting performance measures for Annual Incentive awards and Long
Term incentives;

- reviewing the Committee’s terms of reference;

- the need for engagement with shareholders and their representative badies an remuneration matters. This took place at the
start of the year in relation to the 2020 AGM, but has not been felt to be necessary since then:

- feedback from the HR Director and Remuneration Consultants following consultation with a workfarce panel set up to discuss
Executive remuneration;

- the Commitiee was made aware of the results of engagement surveys and any general thermnes that are impacting employees.
All-employee communications were sent from Executive Committes members, including the CEO, relating to wider
Company remuneration;

- considering gender and ethnicity pay gap reporting requirements: and

- receiving updates and training on corporate governance and remunaration matlers from the independent
rermnuneration consultant.

The Commuitee’s terms of reference have been reviewed by the Committee during the year, and minor changes in line with best
practice were made.
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Remuneration consultants

Karn Ferry was appointed as independent remuneration adviser by the Committee on 21 March 2017 following a competitive
tender process Korn Ferryis 3 member of the Revuneration Consuttants Group and adheres to that group’s Code of Conduct.
The Committee assesses the advice given by its advisers to satislty itself that it is objective and independent. The advisers have
private discussions with the Committee Chair at least once a year in accordance with the Code of Conduct. Fees, which are
charged on a time and materials basis, were £158,620 [exctuding VAT]. Karn Ferry also provided general remuneration advice

to the Company during the year.

Voting at the Annual General Meeting

The table below shows the voting outcomes of the resolutions put to sharehelders regarding the Oirectors’ Remuneration Report

and Remuneration Policy [at the AGM in July 2019).

Resplutien Vates for % for Voles against % agamst  Tolal vaies ¢ast Yoles withheld
Directors’ Remuneration Report (2020 587,950,839 97.92 12,489,619 2.08 600,440,458 8,788,240
Directors’ Remuneration Policy (2019) 699,935,009 98.30 12,073,234 1.70 712,008,245 840,435
This Remuneration Repert was approved by the Board on 25 May 2021.
Laura Wade-Gery
Chair of the Remuneration Committee
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DIRECTORS REPORT AND ADDITIONAL DISCLOSURES

Directors’ Report and
additional disclosures

The Directors present their Report on the affairs of the Group,
together with the audited financial statements and the report
of the auditor for the year ended 31 March 2021. The Directors’
Repart also encompasses the entirety of our Corporate
Governance Report irom pages 90-147 and Other Informalion
section from pages 229 to 240 for the purpose of the Act
section 463. The Directors’ Repart and Strategic Report
together constitute the Management Repart for the year ended
31 March 2021 far the purpose of Disclosure and Transparency
Rule 4.1.8R Information that is relevant to this Report, and
which is incorporated by reference and including information
required in accordance with the UK Companies Act 2006 and
or Listing Rule 9.8.4R, can be located in the following sections:

Sectian in

Informalion Annuat Reporl Page
Fulure developments of
the business of the Company Strategic Report  15te 27
Risk factors and principal risks Strategic Report 78 to 87
Financial instruments - nsk
management objectives and policies  Strategic Report  75t0 77
Dividends Sirategic Report 73
Sustainability governance Strategic Regort 49
Greenhguse gas emissions,
engrgy consumption and eificiency Strategic Report 52
Viabilty and going
cencern slalements Strategic Repart 8a
Governance arrangements Gavernance %4 to 100
Employment policies
and employes involvement Strateqic Report 36 to 39

Financial
Capitalised interest Statements 172 to 183
Directars waivers of emoluments Governance 123

Additional unaudited
financial information

Gther Information
unaudited 229 to 234

Annual General Meeting (AGM)

The 2021 AGM will be held at 2 30am on 13 July 2021 at Storey
Club, 100 Liverpoot Slreel.

A separate circular, comprising 2 letter from the Chairman

of the Board, Notice of Meeting and explanatory notes on the
resolutions being proposed, has been circulated to shareholders
and is available on our website britishtand.com/agm.

Articles of Association

The Company’s Articles of Assaciation [Articles) may only

be amended by special resoluticn at a general meeting of
shareholders. Subject ta applicable law and the Company’s
Articles, the Directors may exercise all powers of the Company

The Articles are available on the Campany’s website
britishland.com/governance.
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Board of Directors

The names and biographical details of the Directors and
details of the Beard Committees af which they are members
are set out on pages 90-92 and incorporated inte this Report by
reterence. Changes to the Directars during the yearand up to
the date of this Report are set out on page 113. The Company’s
current Articles require any new Director to stand for election
at the next AGM following their appointment. However, in
zccordance with the Code and the Company’s current praclice,
zll continuing Directors offer themselves for election or
re-election, as regwired, at the AGM.

Details of the Directors’ interests in the shares of the Company
and any awards granted (o the Executive Directors under any of
the Company’s all-employee or executive share schemes are
given in the Directors’ Remuneration Report on pages 172-143.
The service agreements of the Executive Directors and the
letters of appointmant of the Non-Executive Oirectors are also
summarised in the Directors’ Remuneration Report and are
available for inspection at the Company’s registered office.

The appointment and replacement of Directars is governed by
the Company's Articles, the Code, the Companies Act 2006 and
any related legistation. The Board may appoint any person to
be a Director so long as the tatal number of Directors does not
exceed the limit prescribed in the Articles. The Articles provide
that the Company may by crdinary resolution at a general
meeting appoint any person to act as a Birector, provided that
natice is given of the resolution identifying the proposed person
by name and that the Company receives written confirmation of
that person’s willingness to act as Director if he or she has not
been recommended by the Board. The Articles also empower
thre Board to appoint as a Director any person wha is willing to
ac! as such. The maximum possible number of Directors under
the Articles is 20. In addition to any power of remcval conferred
by the Companies Act 2005, the Articles provide that the
Company may by ordinary resolution (and without the need for
any speciat notice] remove any Director from office. The Articles
also set out the circumstances in which & person shali cease to
be a Director.

The Articles require that at each annual general meeting

each person who is a Director on a specific date selected by
the Board shalt retire from office. The date selected shall be
not more than 14 days before, and no later than, the date of the
notice of annual general meeting. A Director who retires at an
annual general meeting shall be eligible for reappointment by
the shareholders.

Directors’ interests in contracts and

conflicts of interest

No contract existed during the year in relation to the Company's
business in which any Oirector was materially interested.

The Company’s procedures for managing contlicts of interest
by the Directors are set out on page 97. Provisions are also
contained in the Company’s Articles which allow the Directors
to authorise potential conflicts of interest.



Directors’ liability insurance

and indemnity

The Cormpany maintains appropriate Directors’ and Officers’
liability insurance cover in respect of any potential legal action
brought against ris Directors.

The Company has atso indemnified each Director to the

extent permitted by law against any liability incurred in relation
te acts or omissions arising in the ordinary course of their
duties. The indemnity arrangements are qualifying indemnity
provisions under the Companies Act 2006 and were in force
throughout the year and are in force at the date of the Report.

Share capital

The Campany has one class of shares, being ordinary shares of
25p each, all of which are fully paid. The rights and obligations
attached to the Company’s shares are set out in the Articles.
There are no restrictions on the transfer of shares exceptin
relation to Real Estate Investrment Trust restrictions.

The Directors were granted authoriiy at the 2020 AGM to allot
relevant securities up to a nominal amount of £77,223,589 as
well as an additional authority to allot shares to the same value
on a rights issue. This authority will apply until the conclusion
of the 2021 AGM or the close of business on 30 September
2021, whichever is the sooner. At this year's AGM, shareholders
will be asked to renew the autherity to allot relevant securities.

The Directors were granted authority at the 2020 AGM to allot
shares in the Company and to grant nghts to subscribe for,

or canvert any security into, shares in the Company up to a
maximum aggregate nominal amount of £77,223,589, as

well as an additional authority to allot shares up to the same
ameunt on a rights issue only. This authority will apply until the
conclusian of the 2021 AGM. At the 2021 AGM, shareholders will
be asked to renew the allotment authority.

At the 2020 AGM a special resolution was also passed to permit
the Directors ta allot shares for cash on 2 nan-pre-emptive
basis both in connection with a rights 1ssue or similar pre-
amplive issue and, otherwise than in connection with any

such issue, up to a maximum nominat amaunt of £11,583,538.
A further special resolution was passed to permit the Directors
to allot shares for cash on a non-pre-emptive basis up to the
same amount for use only in connection with an acquisition or
& specified capital investment. At this year's AGM, shareholders
will be asked to renaw such powers.

The Company cantinued ta hold 11,246,245 ordinary shares in
treasury during the whole of the year ended 31 March 2021 and
io the date of this Report.

Further delais relating te share capital, including movements
during the year, are set out in Note 20 to the financial
statements on page 205,

Rights under an employee share scheme

Employee Benefit Trusts [EBTs] operate in connection with
same of the Company’'s employee share plans. The lruslees

of the EBTs may exercise al! rights attached to the Company's
ordinary shares in accordance with their fiduciary duties ather
than as specifically restricted in the documents which govern
the relevant emplaoyee share plan.

Waiver of dividends

Blest Limited acts as trustee [Trustee] of the Company's
discretionary Employee Share Trust [EST). The EST holds and,
from time to time, purchases British Land ordinary shares in
the market, for the benefit of employees, including to satisfy
outstanding awards under the Company’s various executive
employee share plans. A dividend waiver is in place from the
Trustee in respect of all dividends payable by the Company

on shares which it holds in trust.

Substantial interests

All notifications made to Britsh Land under the Disclosure

and Transparency Rules |DTR 5] are published on a Regulatory
Information Service and made available on the Investors section
of our website.

As at 31 March 2021, the Company had been notified of the
following interests in its crdinary shares in accordance
with DTR 5. The information provided is correct at the
date af notification:

Inieresis in Parcentage

ordinary hatding

shares distlosed %

BlackRock, Inc. 79,484,542 10.00
Breokhield Asset Management Inc, 85,546,962 9.23
Norges Bank 74,998,396 8.09
APG Assel Management N.V. 48,072,042 5.19
lnvesco Lid. 45,871,684 £.95

Since the year end, and up to 24 May 2021, the Company had
not received any notifications of interest in its ordinary shares
in accordance with DTR 5.

Change of control

The Group's unsecured borrowing arrangements include
provisions that may enable each of the lenders or bondholders
to request repayment or have a put at par within a certain
period fotlowing a change of control of the Company. In the
case of the Sterling bond this arises if the change of contral
also results in 3 rating downgrade to below investment grade.

There are no agreements between the Company and its
Executive Directors or employees providing for compensation
for ioss of cffice or ermployment that occurs specifically
bacause of a takeover, merger or amalgarmation with the
exception of provisions in the Cormpany's share plans which
could resuit in options and awards vesting or becomning
exercisable on a change of control. All appointment letters for
Non-Executive Directors will, as they are renewed, centain a
provision that allows payment of their notice period in certain
limited circumstances, such as corporate transactiaons,
where the Company has terminated their appointment

with immediate effect.
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DIRECTORS" REPORT AND ADDITIONAL DISCLOSURES continued

Payments policy

We recognise the impartance of good supplier relationships to
the overall success of our bustness. We manage dealings with
suppliers in a fair, consistent and transparent manner. For
more infarmation please visit the Suppliers section of cur
website at britichland.com/about-us/suppliei s.

Events after the balance sheet date

Details of subsequent events, if any, can be found in Note 24
on page 208.

Political donations and expenditure

The Cempany made ng political donations or expenditure
during the year [2020: nil).

Inclusive culture

British Land employees are committed to promating an
inclusive, positive and collzbarative culture. We treat

everyone equally irrespective of age, sex, sexual orientation,
race, colour, nationality, ethnic origin, retigion, religious or
other philosophical belief, disability, gender identity, gender
reassignment, marital or civil partner status, or pregnancy or
maternity. As stated in our Equal Opportunities Policy, British
Land treats "all colleagues and job applicants with equality. We
do not discriminate against job applicants, employees, workers
or contractors because of any protected characteristic. This
applies to all apportunities provided by the Company including,
but nat imited to, job applications, recruitment and interviews,
traning and development, role ennchment, conditions of work,
salary and performance review'. The Company ensures that our
polities are accessible to all employees, making reasonable
adjustment when required.

Through its policies and more specifically the Equal
Opportunities, Disabled Warkers and Recruitment policies,
the Company ensures that entry into, and pragression
within, the Company is based solely on perscnal abitity and
competence to meet set job criteria. Should an employee,
worker or contractor become disabled in the course of their
employment/engagement, the Company aims to ensure that
reasonable steps are taken to accormmodate thair disability
by making reasonable adjustments to their existing
employment/engagement.

Community investment

Our financial contributions ta good causes during the year
totalled £1,475,171 (2020: £1,620,000]. Qur Community
Investment Cemmittee approves all expenditure from

our Community Investment Fund
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In addition, the Company also supports fundraising and payrolt
giving for causes that matter to staff. The support provided for
the year ended 31 March 2021 inctudes-

- 50% uplift of British Land stafi payrott giving contributions
lcapped at £5,000 per person and £50,000 per annum for
the whote arganisation|; and

- A staft matched funding pledge, matching money raised for
charity by British Land staff up to £500 per person per year.

Qur community investmend is guided by our Local Charter.
working with local partners to make a lasting positive difference:

- connecting with local communities

- supporting educational initiatives for lacal people

- supporting local training and jobs

- supporting local businesses

- contribuling to local peopte’s wellbeing and enjoyment

Through our community investment and Local Charter activity,
we cannect with communities where we operate, make positive
local contributions, help people fulfil their potential, help
ousinesses grow, and promole weilbeing and enjoyment.

This all supports our strategy to create Places People Prefer.

Auditor and disclosure of information

Each of the Oirectors at the date of approval of this Repart
confirms that:

- sofar as the Director is aware, there is no relevant audit
infermation that has not been brought to the attention of
the auditor

- the Director has taken all steps that he/she should have
taken to make himselffherself aware of any relevant audit
information and to establish that the Company's auditor was
aware of that information

PwC has indicated its willingness to remain in affice and, on
the recommendation of the Audit Committee, a resolution te
reappoint PwC as the Company’s auditor will be proposed al
the 2021 AGM.

The Directors’ Report was approved by the Board on
25 May 2021 and signed on its behalf by:

K’RV\QJ\/\%

Brona McKeown
General Counsel and Company Secretary

The British Land Company PLC
Company number; 621920



Directors’ Responsibilities Statement

The Directors are responsible for preparing the Annual Report
and the hnancial statements in accordance with applicable law
and regulation.

Company law requires the Directors ta prepare financial
slatements for each hinancial year Under that law the Directors
have prepared the Group and Company financial statements
in accordance with international accounting standards in
canformity with the requirements of the Companies Act 2006.
Additionally, the Financial Conduct Authaority’s Qisclosure
Guidance and Transparency Rules require the Directors

to prepare the Group financizl statements in accordance
with international financial reporting standards adopted
pursuant to Regutation [EC) No 1606/2002 as it applies

in the European Union.

Under company law the Directors must not approve the
financial statements vnless they are satisfied that they give
a true and fair view of the state of affairs of the Group and
Company and of the profit or loss of the Group and Company
for that period. In preparing the financial statements, the
Directors are required to:

- select suitable accounting policies and then appty
them consistently

- stale whether, for the Group and Company, international
accounting standards in conformity with the requirements
of the Companies Act 2004 and, for the Group. international
financial repoarting standards adepted pursuant to Regulation
{EC] No 1506/2002 as it applies in the Eurcpean Union have
been followed, subject to any material departures disclosed
and explained in the financsal statemenis

- make judgements and accounting estimates that are
reasonable and prudent

- prepare ihe financial statements on the going concern basis
unless il is inappropriate to presume that the Group and
Company will cantinue in business

The Direclors are responsible for keeping adequate accounting
records that are sufficient to show and explain the Group and
Comgpany's transactions and disclose with reasonable accuracy
at any time the financial position ef the Group and Company
and enabte them to ensure that the financial statements

and the Direclors” Remuneration Report comply with the
Companies Act 2006 and, as regards the Group financial
sltatements, Article 4 of the 1AS Regulation

The Directars are also responsible for safeguarding the
assats of the Group and Company and hence for taking
reasonable steps for the prevention and detection of
fraud and other trregularities.

The Directors are responsible for the maintenance and integrity
of the Company’s website. Legislation in the United Kingdom
governing the preparation and dissemination of financial
staternents may differ from tegislation in other jurisdictions.

The Qirectors consider that the Annual Repori and Accounts,
1aken as a whole, is fair, balanced and understandable and
provides the infermation necessary for shareholders to assess
the Group and the Company's position and performance,
business model and strategy.

Each of the Directors, whose nameas and tunctions are listed in
the Board of Directors on pages 90-92, confirm that, to the best
of their knowledge-

- the Company financial stalements, which have been
prepared in accordance with United Kingdom Generally
Accepted Accounting Practice {United Kingdom Accounting
Standards. ¢comprising FRS 101 "Reduced Disclosure
Framework”. and applicable lawl, give a true and fair view
of the assets, Labilities, financial position and profit or
loss of the Company

- the Group financial statements, which have been prepared
in accordance with international accounting standards in
conformity with the requirements of the Companies Act 2006
and international financial reporting standards adopted
pursuant to Regulation [EC} Na 1604/2002 as it applies in
the European Union, give a true and fair view of the assets,
liabitities, financial pasition and prefit or loss of the group

- the Strategic Report and the Directars’ Repert include a fair
review of the development and performance of the business
and the position of the Group and Company, together with a
description af the principal risks and uncertainties they face.

By order of the Board.

G H

Simon Carter
Chief Executive

25 May 2021
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INDEPENDENT AUDITORS REPORT

Independent auditors’ report to the members of
The British Land Company PLC

Report on the audit of the financial statements

Opinion

In cur opinion:

- The British Land Cempany PLC's Group financial statements and Company financial statements {the “financial statements’]
give a true and fair view of the state of the Group’s and of the Company’s affairs as at 31 March 2021 and of the Group’s loss
and the Group's cash flows for the year then ended;

- the Group financial statements have been properly prepared in accordance with international accounting standards in
confermity with the requirerents of the Companies Act 2006,

- the Company tinancial statements have been properly prepared in accordance with United Kingdam Generally Accepted
Accounting Practice (United Kingdom Accaunting Stantiacds, comprising FRS 101 "Reduced Disclosure Framewark™, and
applicable law]; and

- the financial statements have been prepared in accordance with the requirements of the Companies Act 2006.

We have audited the {inancial statements, included within the Annual Report and Accounts 2021 [the "Annual Report”], which
comprise: the Consolidated and Company balance sheets as at 31 March 202%; the Cansolidated income stalement and the
Consolidated statemant of comprehensive income, the Cansolidated statement of cash flows, and the Consolidated and Company
statements of changes in eguity for the year then ended; 2nd the notes to the financial statements, which include a description of
the significant accounting policies.

Our opinion 15 consistent with pur reperting to the Audit Committee.

Separate apinien in relation te international financial reporting standards adopted pursuant to Regulation [EC} No 1606/2002
as it applies in the European Union

As explained in Note 1 to the financia! statements, the Group, in addition to applying international accounting standards in
canformity with the requirements of the Companies Act 2006, has also applied international financial reporting standards adopted
pursuant to Regulation [EC! No 1604/2002 as it applies in the European Unicn.

In our apinion, the Group financial statements have been properly prepared in accerdance with internatianal financial reporting
standards adopted pursuant to Regulation [EC| No 1406/2002 as it applies in the European Union.

Basis for opinion

We conducted our audit in accordance with Internaticnal Standards on Auditing (UK| ["1SAs [UKI™} and applicable law. Our
responsibilities under 1SAs [UK) are further described in the Auditers’ responsibilities for the zudit of the financial statements
section of our report. We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for
cur opinion.

Independence

We remained independent of the Group in accordance with the ethical requirements that are relevant to our audit of the financial
statements in the UK, which inciudes the FRC's Ethical Standard, as applcable to listed public interest entities, and we have
fulfilled cur other ethical responsibilities in accordance with these reguiremenis.

To the bast of aur knowledge and belief, we declare that nen-audit services prohibiied by the FRC's Ethical Standard ware
not pravided.

Otber than those disclosed in Note 5, we have prowided no non-audit services to the Group or its controlled undertakings in the
period undes audit.
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INDEPENDENT AUDITORS REPORT continued

Our audit approach
Overview

Audit scope - We tailored the scope of our audit to ensure that we performed encugh work to be able 1o give
an opinion an the financial statements as a whole. The Group financial statements are prepared
on a consolidated basis, and the audit learn carries cul an audit over the consolidated Group
balances in support of the Group audil upinion.

Key audit matters - Vaiuation of investment and development properties, either held directly or through jaint
ventures [Graup|
- Recoverability of tenant debtors and incentives (Groupl
- Covid-19 {Group and Company)
- Taxation [Group)
- Valuation of investments and loans to subsidiaries and joint veniures [Company]

Materiality - Overall Group materality: £88.8 million [2020: £113.0 million] based on 1% of total assets.
- Specific Group materiality. £14.1 million [2020: £15.9 mullion), based on 5% of the Greup's
three-year average underlying post-tax profit.
- Overall Company materiality. £79.9 million [2020: £101.7 million] based on 1% of total assets.

- Performance materiality: £66.4 million iGroupl and £59.9 mitlion {Companyl.

The scope of our audit
As part ot designing our audit, we determined malerialily and assessed the risks of material misstatement in the
financial staterments.

Key audit matters

Key audil matters are those matters that, in the auditors™ professional judgement, were of most significance in the audit of the
financial stalements of the current period and inciude the most significant assessed risks of material misstatement fwhether
ar not due to fraud] identified by the auditors, including those which had the greatest effect an: the overall audit strategy; the
allocation of resources in the audit; and directing the efforts of the engagement team. These matters, and any comments we
make on the resulls of our procedures therean, were addressed in the context of our audit of the financial statements as a
whole, and in forming our opinion thereon, and we do not provide a separate opinion on these matters.

This is not a complete list of all risks identified by our audit.

Recoverzlity of tenant debtors and incentives and Valuation of investrnents and loans to subsidiaries and joint ventures are new
key audit matiters this year. Revenue recognition, which was a key audit matter laslt year, is no loager included because of cur
refined risk assessment relating more specifically to the expected credit loss pravision. Oltherwise, the key audit matters below
are consistent with last year.
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Key audit matter

How our audit addressed the key audit matter

Valuation of investment and development properties,
either hetld directly or through joint ventures (Graup)
Reler to the Report of the Audit Committee, Nates io

the financizal statemants - Note 1 (Basis of preparation,
signiicant accounting pulives and awcuunling judgemenis],
Note 10 [Propertyl and Note 11 [joint ventures and funds).

The Group owns gither directly or through joint ventures
and funds a portiotic of property consisting of office and
residential real estate in Central London, retail and leisure
properties across the UK, and develcpments including

the Canada Water site in East Londaen. The total property
portfolio valuation for the Group was £6,247 mitlion and
for the Group’s share of joint ventures and funds was
£3,048 million as at 31 March 2021,

The valuations were carried out by third party valuers CBRE,
Jones Lang LaSalle, Cushman & Wakefield and Knight Frank
[the "Valuers”|. The Valuers were engaged by the Qirectors
and performed their wark in accordance with the Rayal
Institute of Chartered Surveyars [ 'RICS”) Valuation -
Professional Slandards and the requirements of
International Accounling Standard 40 ‘Investment Property’.

In determining the valuation of a property, the Valuers

take into account progerty-specific infarmation such as the
current ienancy agreements and rental income. They apply
assumptions for yields and estimated market rent, which
are influenced by prevailing market yields and comparable
markel iransactions, to arrive at the final valuation. For
developments, the residual appraisal method is used, by
estimating the fair value of the completed project using a
capitalisation method less estimated cos!s lo completion
and a risk prermium,

The valuation of the Group's property portfolio was dentified
as a key audit matter given the valualion s inherently
subjective due to, among other factors, the individual nature
of each property, its location and the expected future rental
streams for that particular property. The wider challenges
currently facing the real estate cccupier and investor
markets as a result of Covid-19 further contributed to

the subjectivity for the year ended 31 March 2021, The
significance of the estimates and judgements involved,
coupled with the fact that enly a small percentage difference
in individual praoperly valuations, when aggregated, could
result in a material misstatement, warranted specific audit
[ocus in this area.

Given the inherent subjectivity involved in the valuation of the property
portiolio. and therefore the need for deep market knowledge when
determining the mast appropriate assumptions and the technicalities
of valuation methadalogy, we engaged our internal valuation experts
|qualified charteed surveyors| to assist us in our audit of this area.

Assessing the Valuers” expertise and objectivity

We assessed the Valuers' qualifications and expertise and read their
lerms of engagement wilh the Group to determine whether there
were any matters that might have affected their objectivity er may have
tmposed scope limitalions upon their work. We also considered fees
and other contractual arrangements that might exist between the
Group and the Valuers. We found ne evidence to suggest that the
objectivity of the Valuers was compromised.

Assumptions and estimates used by the Valuers

We read the valuation reporis for all the properties ang confirmag

that the valuation approach for each was in accordance with RICS
standards. We obtained details of each property held by the Greup

and sel an expected range for yield and capital value movement,
determined by reference to published benchmarks and using our
experience and knowledge of the market. We compared the investrment
yields used by the Valuers with the range of expected yields and the
year on year capital movemeni 10 our expected range. We also
considered the reasonableness of other assumptions that were not so
readily comparable with published benchmarks, such as estimated
rental value. For devetoprments valued using the residual valuation
method, we oblained the development appraisal and asszassed the
reasonableness of the valuers’ key assumptions. This included
comparing the yietd to comparable market benchmarks, comparing
the caosts to complete estimates to development plans and conlracts,
and censidering the reasonzbleness of other assumplions that are not
5o readily comparable with published benchmarks, such as estimated
rental value and developers” profil.

We spoke with the Vatuers to discuss and challenge thewr approach to
the valuatians, particularly in light of Covig-19, the key assumptions
and their rationale behind the more significant valuation movements
during the year. Where assumplions were outside the expected range
or showed unexpected movements based on our knowledge, we
undertook further investigations, held further discussions with the
Valuers and obtained evidence Lo suppert explanalions received.

The valuation commentaries provided by the Valuers and supporling
evidence, enabled us to consider the property specific faclors that
may have had an impact on value, inctuding recent comparable
transactions where appropriate. We observed that alternative
assumplions had been considered and evalualed by management
and the Valuers, befare determining the final valuation. We concluded
that the assumptions used in the veluations were supportable in light
of available and comparable market evidence.
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INDEPENDENT AUDITAORS REPORT continued

Key audit matter

How our audit addressed the key audit matter

Valuation of investment and develapment properties,
ejther held directly or through joint ventures [Groupl
Icontinued)

Information and standing data

Woe performed testing on the standing data in the Group’s infermation
systems cencerning the valuation process. We carried out procedures,
on a sample basis, to satisfy ourselves of the accuracy of the property
infermation supplied ta the Valvers by management. For operating
properiies, we agreed tenancy information e supporling evidence on
a sample basis. For developments, we canfirmed that the supporting
information for construction contracts and budgets, which was
supplied t¢ the Valuers was also consistent with the Greup's recards
for example by inspecting origina! construction contracts. For
developrnents, capitalised expenditure was tested on a sample basis
to invoices, and budgeted costs io complete cornpared with supporting
evidence. We agreed the amounts per the valuation reporls 1o the
accounting records and the financial statements.

We have no issues to repart in respect of this work.

Recoverability of tenant debtors and incentives (Group}
Refer lo the Report of the Audit Cemmitlee, Noles to

the financial statements  Nale 1 [Basic of preparation,
significant accounting policies and accounting judgements!,
Note H [Property] and Note 13 jDebtors).

The total value of trade debtors recognised within the Group
is £82 million and within joint ventures was £27 mittion

at 31 March 2021, against which an Expecled Credit Loss
['ECL] provision of £57 millien and £19 miliion has been
recagnised. Total tenant incentives acress the Group is
£14% million and across joint venturas was £7¢ million

at 31 March 2021, against which an ECL pravision of

£23 million and £6 mltien has been recognised.

As a result of the Covid-19 pandemic and its impact, the

Group has issued rental support to many of its retait tenants.

As negotiations are still ongoing with some ienants as at
31 March 2071, amounts due from these tenants will not
have been waved or collected at the year-end. This has
led to a higher level of tenant deblors outslanding at

31 March 2021 when compared with 31 March 2020.

The Directors have applied the Expected Credil Loss 'ECL’]
madel under IFRS ¢ Financial Instruments and utitised a
matrix methodology to determine the provision. The key
assumplions have been the tenants’ credit risk rating and
the related expected loss rate for gach risk rating and
ageing cambinaticn,

Tenant risk ratings have been detarmined by the Directors,
taking into consideration information available surrounding
a tenant’s credit rating, financial position and historical
default rates.

Consideration has also been given lo the current impact

of Covid- 19 and its potential future impact on the tenant's
business along with industry trends. The expecled loss rate
has alse tzken inta consideration the ageing profite of the
debtors, however in the current environment as a resull of

Covig-19. the Directors have applied more weight to the risk

rating when determining the ECL grovision.

We have evaluated the methodalogy utilised by the Directors in
determining the ECL provisicns as at 31 March 2021 and we are
satisfied the appreach is compliani with the requirements of IFRS 9
Financial Instruments. We verified the mathematical accuracy of the
medel and provision cateulation.

Cn a sample basis, we have performed detailed testing over the
underlying data and infermation used in the ECL model including but
not limited to verifying the tenant's year end cutstanding receivable
balance; the tenant’s year end unamortised {ease incenlive Dalance,
tenanl’s credil histories and their current trading parformance, the
ageing of the balances; the level ¢f cash collectlions both during the
year and past year end; and the forward looking macroecanomic
environment amengslt other factors.

We have tested the key assumptions within the ECL provision
calculation, being the categorisation of tenants and the percentage
provisioning rates applied to each category. in doing sc we had direct
regard to the underlying data and information described above.

We have also assessed the disclosures made in relation to the ECL
provisions and the related sensitivities to the risk categorisation and
the expected loss rate applied and consider them to be reasonable.

Woe have no issues to report in respect of this work.
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Key audit matter

How our audit addressed the key audit matter

Recoverability of tenant debtors and incentives {Groupi
{continued)

The same key assurnptions are applied in the ECL model

for tenant incentives, without the consideration of the ageing
profile which is not relevant for tenant incentive balances.

Un the basis that the estimation of an ECL provision against
the tenant debtors and incentives baiances has been highly
subjective and contains sigruficant estimation uncertainty,
we have identifred this as a key audii matter.

Covid-19 IGroup and Company)

Refer lo the Strategic Report - Principat nisks and
uncertainties and the Viability statement, the Report of the
Audit Committee and the Noles to the financial statements

- Note 1 [Basis of preparation, significant accounting palicies
and accounting judgements).

The Covid-19 pandemic has continuad te impact the
operations of the Group and Company during the reporting
period, reducing both property valuations and net rental
ircome severely. The extent of the negative impact af the
pandemic on fulure performance is difficult to predict as
governmentintervention cantinues, such as the UK rent
maratorium, and wider structural challenges in the retail
sector remain.

In order to assess the impact of Covid-1? on the business,
management have updated their risk assessment and
prepared an analysis of the polential impact on the revenues,
profits, eash flows, operations and Liquidity position of the
Group for the next 12 manths and over the nex five years.

The analysis and relaled assumpiions have been used by
management in its assessment of the level of provisions
required against several balance sheet items, as well as
enderpinning the Group’s and Company's geing concern
and viability analysis.

Thare are Lhree key areas mosl impacted by the increased
estimation uncertainty.

- The valuation of investmenl and development properlies.
- The recoverability of tenant debtors and incentives.
- The going concern forecast of the Group and Company.

In making their assessment, management took into account
the covenant headrocm on the Group's drawn unsecured
loan facilities. After considering ali of these factors, the
Directors have concluded that prepaning the financial
staternents en a going concern basis remains apprapriate.
The Directors have described iheir assessment of viability
in the Viability stalement in the Annual Repart.

Woe evaluated the Group's updated risk assessment and analysis
and considered whather it addresses the relevant threals posed
by Covid-19.

We also evaluated management’s assessment and corroborated
evidence of the aperational impacis. considering their consistency with
ather available information and our understanding af the business We
assessed the disclosures presented in the Annual Reportin relation to
Covid-19 by reading the other infarmaiion, including the Princtpal risks
and Viability statement set out in the Strategic Repert, and assessing

"its consistency with the financial statements and the evidence we

obtained in our augit. We considered the appropriateness of the
disclosures around the increased uncertainty on its accounting
estimates and consider these Lo be adequate.

Refer to our key audil matter above for delails of how we considered
Covid-1% in our procedures in respect of the valuation of investment
and development properties.

Refer to our key audit matter above for details of hew we censidered
Covid-19 1n our procedures in respect of the recoverability of tenant
deblors and incentives.

In respect of going concern, we assessed the Directors’ gorng cancern
analysis in light of Covid-19 and obiained evidence {0 support the key
assurnptions used in preparing the going concern model, including
assessing covenant headroom within the base and downside case
scenarios. We challenged the key assumptions and the reasonableness
of the mitigaling actions used Iin preparing the analysis. In conjunction
with the above, we have reviewed management’s analysis of iquidity
and recalculated loan covenant campliance to satisfy ourseives that no
breaches are anticipated over the going concern period of assessment.
Management's analysis includes base and downside case scenarios
and a robust analysis of planned mitigating actions. At the bzlance
sheet date, the Groaup has access ta undrawn (van facilities and cash
of £1.8 billion.

We considered wheather changes to working practices brought

about by Covid- 19 had had an adverse impac! on the effectiveness of
management’s businass process and IT controts. Qur planned tests
of controts did not identily any evidence of material deterioration in
the control environment.

Qur cenclusions relating to going concern and other information are
set out in the ‘Canclusions relating te going concern’ and ‘Reporting
on other information’ sections of our report, respectively, below.

We have no issues to reporl in respect of this wark.
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INDEPENDENT AUBITORS REPORT continued

Key audit matter

How our audit addressed the key gudit matter

Taxation (Group)

Refer to the Report of the Audit Commitiee, the Notes to
the financial statements - Nete 1 |Basis of preparation,
significant accounting policies ang accaunting judgements)
and Note 7 (Taxation).

The UK Real Estate Investment Trust [REIT] regime grants
companies tax-exempt status provided they meel the rules
within the regime. The rules are complex. and the tax-
exempt status has a significant impact on the financial
statementis. The complexity of the rules creates a nsk of
an inadvertent breach and the Group's profit becoming
subject to tax.

The Group's status as a REIT underpins its business model
and shareholder returns. For this reason, it warrants special
audil focus.

The obligations of the REIT regime include requiremeants to
comply with balance of business, dividend and income cover
tests. The Broadgate jaint venture is also structured as a
REIT and as such, REIT compliance i1s also of relevance

for this joint venture in addition to the overall Group.

Following the temporary suspension of dividends retating to
202C. there was a shortfzall in the reguired Property Income
Dividend |'PID’] for the year ending 31 March 2020. The PID
underpayment 15 expected to be £149 million and HMRC
have canfirmed that the underpayment can be remedied

by payment of corporation tax of £28 million and the Group
would remain compliant with the REIT regime requirements.
The £28 million of corperation tax was paid o HMRC in
February 2021,

Tax provisians are in place to account for the risk of
challenge of certain of the Group's tax pasiticns. Given
the subjective nature of these provisicns, additional audit
focus was placed on lax provisions.

We confirmed our understanding of management's approach 1o
ensuring compliance with the REIT reqime rules and we mvolved our
internal taxation specialists 1o verify the accuracy of the application of
the rules.

We gbtained management's calculations and supporting decumentation,
verified the inputs to their calcuiations and re-performed the Group’'s
and Broadgate's annual REIT campliance tests.

We used our knowledge of lax circumstances and, by reading relevant
correspondence between the Group and Her Majesty's Revenue &
Customs and the Group's external tax advisars, we are satisfied that
the assumptions and judgements used by the Group n delermining
the tax provisions are reasonable.

We have no issues to reporlin respect of this work.

Valuation of investments and leans to subsidiaries and
jeint ventures [Company)

Refer to the Notes to the financial statements -

Nate A [Significant judgements and sources of eslimation
unceriainty} and D [Investments in subsidiaries and joint
ventures. loans to subsidiaries and other investments].

The Company has investments and leans to subsidiaries
of £33,16Z million [2020. £34,800 rmiluon| and investments
in joint ventures of £104 million (2020: £404 millionl.as

at 31 March 2021, This is following the recegnition of

a £34 million [2020: Enill provision for impairment on
investments in subsidiaries, an expected credit loss
impairment of E756 million [2020: £935 mitlion) recognised
on l3ans 1o subsidiaries, and 3 £333 millien [2020: £nil)
provision for impairmeant on investments In joint

ventures in the year.

We obtained the Directors’ impairment assessment for the
recoverability of investments and toans held in subsidiaries and
joinl ventures as at 31 March 2021,

We assessed the accounting policy for investmenls and loans in
subsidiaries and joint ventures ta ensure they were compliant with
FRS 101 "Reduced Disclosure Framework™. We verified that the
methodology used by the Directors in arriving at the carrying value
of each subsidiary, and the expecied credit loss simpliftied approach’
provision for intercomnpany recewvables, was compliant with FRS 101

We identified the key judgement within the reguirement for impairment
of both the investments and loans to subsidiaries and invesiments in
foint ventures 1o be the underlying valuation of investment praperty
held by the subsidiaries and joint ventures. For details of our
procedures over invesimenl property valuations please refer

10 the related Group Key audit matter above.

We have no issues (o report i respect of this work
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Key audit matter How our audit addressed the key audit matter

Yaluation of investments and loans to subsidiaries and
joint ventures [Companyl lcontinued)

The Company's accounting policy for investrnents and loans
is to hold them al cost less any impairment. Impairment of
the loans is calculated in accordance with IFRS 9, where
expected credit losses are considered to be the excess of
the Company’s interest in a subsidiary or joint venture over
the subsidiary or joint venlure's fair value, Investments in
subsidiaries and jaint venlures are assessed for impairment
in line with IAS 36,

Given the nherent judgement and complexity in assessing
both the carrying value of a subsidiary ar joint venture
company, and the expected credit toss of intercompany
receivables, this was identified as a key audil matter.

How we tailored the audit scope

We tailored the scope of our audit to ensure that we perfoermed enough work to be able to give an opinion on the financial
slatements a3 a whole, taking into account the structure of the Group and the Company, the accounting processes and controls,
and the industry in which they aperate.

The Group's properties are spread across a number of subsidiaries with the Group financial statements being a consclidabion of
these entities in addition to the properties held by the Group's joint ventures. Al of the work was carried out by the Group audit
tearn to ensure sufficient coverage and appropriate audit evidence for our opinion on the Group financial statements as a whole.

Materiality

The scope of our audit was influenced by our application of materiality. We set certain quantitative thresholds for materiality.
These, together with qualitative considerations, helped us to determine the scope of our audit and the nature, timing and extent
of our audil procedures on the individual financial statement line items and disclosures and in evaluating the effect of
misstatements, baoth individually and in aggregate on the financiat statements as a whole.

Based on our professional judgement, we deterenined materiality for the financial staternents as a whole as follows:

Financial statements - Group Financial statements - Company

Overall materiality £88.8 million {2020: £113.0 miltion). £79.9 milkton {2020: £101.7 millienl.

How we determined it 1% of total assels. 1% of lotat assets.

Rationale for benchmark applied A key determinant af the Group’'s value 1s The Company’s main activity is the
properly investments Due to this, the key investments ang loans in subsidiaries and
area of focus in the audit is the valuation joint ventures. Given this, and consistent
of investmant and developmant properties, with the prior year, we set an overall
either held directly or through |oint ventures.  Company matenality level based on total
On this basis, and consistenl with the prior zssels. For purposes of the Group audil,
year, we set an overall Group materiality we capped the averall maleriality for
level based on total assets. the Company to be 90% of the Group

cverall materiality.

In addition, we set a specitic materiality level of £14,1 million [2020: £15.9 million] for items within underlying post-tax profit.
For 2021, this equates te 5% of the three year average proht after tax adjusted for capital and other items. The benchmark was
updated on the basis that the measure used to calculate specific materiality has fluctuated over the last three years. For 2020,
this equates 1o 5% of profit befare tax adjusted for capital and other items. In arriving at this judgment, we had regard te the fact
that the underlying post-tax prefit is a secondary financial indicator of the Group [Refer to Note 2 of the financial statements
where Lhe term is defined in fulll.

We use performance materiality to reduce to an appropriately low tevet the probability that the aggregate of uncerrected and
undetected misstatemenis exceeds overall materiality. Specifically, we use performance materiality in determining the scope
of our audit and the nature and extent of cur testing of account balances, classes of lransactions and disclosures, for example
in determining sample sizes. Our performance materiality was 70% ol uverall thaleriglily, samounting to £66.6 million for the
Group financial statements and £59.9 million for the Company financial statements.
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INDEPENDENT AUDITORS REPORT ceontinued

In determining the performance materiality, we considered a aumber of factors - the history of misslaiements, risk assessment
and aggregation risk and the effecliveness of controls - and concluded that an amount at the upper end of our normal range
was appropriate. :

We agreed with the Audit Cornmittee that we would report to them misstatements identified during our audit above £4.4 million
(Group audit] [2020: £5.6 millicn| and £4.0 million [Company audit} (2020: £5.0 million) as well as misstatements below those
amounts that, in our view, warranted reporting lac qualitalive 1easuns.,

In addition we agreed wilth the Audit Committee that we would report to them misstaternents identified during our Group audi
above £1.0 million (2020. £1.0 million) far misstatements related to underlying prafit within the financial statements, as well as
misstatements below that amount that, in our view, warranted reporting for qualitative reasons.

Conclusions relating to going concern

Our evaluation of the directors’ assessment of the Group's and the Company's ability to continue to adapt the gaing concern basis
of accounting included:

- Corroborated key assumptions eg liquidity forecasts and financing arrangementsl to underlying decumentation and ensured
this was cansistent with our audit wark in these areas;

- Considered management's forecasting accuracy by comparing how the larecasts made at the half year compare to the atiual
gerformance in the second half of the year,

- Understood and assessed the appropriatencss of the key assumptions used both in the hase rase and in the severe but
plausible downside scenario, including assessing whether we considered the downside sensitivities to be appropriately severe;

- Tested the integrity of the underlying formulas and calculations within the going concern and cash flow models;

- Considered the appropriateness of the mitigating actions available to management in the event of the downside scenario
malerialising. Specifically, we focused on whether these actions are within the Group's control and are achievabte; and

- Reviewed the disclosures provided relating to the going concern basis of preparalion and found that these provided an
explanation af the directers’ assessment thal was consistent with the evidence we abtained.

Based on the work we have performed, we have not identified any material uncertainties relating to events or conditions that,
individually or collectively, may cast significant doubt on the Group’s and the Company's ability 1o continue as a going concern
for 3 period of at least twelve months from when the financial statements are authorised for issue.

in auditing the financial statements, we have concluded that the directors’ use of the gaing concern basis of accounting in the
preparalion of the financial statements is appropriale.

However, because not all future events or canditions can be predicted, this conclusion is not a guarantee as to the Group’s and
the Company's ability to continue as a going concern.

In relation te the directors’ reporting on how they have applied the UK Corporate Governance Code, we have nothing material to
add or draw attention to in relation to the directors’ statement in the financial statements about whether the directors considered
it appropriate to adopt the going cancern basis of accounting.

Qur responsibilibes and the respansibilities of the directors wilh respect te going concern are described in the relevant sections
of this report.

Reporting on other information

The other infermation corngrises all of the information in the Annual Report other than the financial statements and our auditors’
report therecn. The directors are responsibte for the other information. Our opinion on the financial staternents does not cover
the other information and, accordingly, we do not express an audit apimion or, except to the extent otherwise explicitly stated in
this report, any form of assurance thereon.

In connection with our audit of the financial statements, our respensibility is ta read the other informaticn and, in daing so,
consider whether the other information is matenially inconsistent with the financial statements or our knowledge obtained

in the audit, or otherwise appears (o be matenally misstated. If we identify an apparent material inconsistency or material
misstalement, we are required to perform procedures to conclude whether there is a material misstatement of the financial
statements or a material misstaternent of the other information. If, based on the work we have performed, we conclude that
there is a material misstatement of this other information, we are required to report that fact. We have nothing to report based
on these responsibilities.
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With respect to the Strategic Report and Oirectors’ Report and additional disclosures, we also considered whethar the disclosures
required by the UK Companies Act 2006 have been included.

Based on our work undertaken in the course of the audit, the Companies Act 2006 requires us also to report certain epinions and
matters as described below,

Strategic Report and Directors’ Report and additional disclosures

In our opimon, based un Lthe work undertaken in the course of the audit, the information given in the Strategic Report and
Directars’ Report and additional disclosures for the year ended 31 March 2021 is consistent with the financial statements and
has been prepared in accordance with applicable legal requirements.

In light of the knowledge and understanding cf the Group and Company and their environment oblained in the course of the audit,
we did not identify any material misstatemenis in the Strategic Report and Directors’ Report and additional disclosures.

Directors’ Remuneration

In our opinion, the part of the Direciors’ Remuneration Report to be audited has been properly prepared in accordance with the
Compames Act 2006

Corporate governance statement

The Listing Rules require us Lo review the directors’ statements in retation to going concern, longer-term wiability and that part of
the corporate governance statement relating to the Company’s compliance with the provisions of the UK Corporate Governance
Code specified for our review. Qur additional responsibilities with respect to the corporate governance statement as other
information are described in the Reporting on other information section of this report.

Based on the work undertaken as part of our audit, we have concluded that each of the fallowing elements of the corparate
governance stalement, included within the 2021 €orporate Governance Report is materially consistent with the financial
statements and ocur knowledge obtained during the audit, and we have nothing material tc add or draw attention to in relation to:

- The directors’ confirmation that they have carried out a robust assessment of the emerging and principal risks;

- The disclosures in the Annual Report that describe those principat risks, what precedures are in place to identify emerging
risks and an explanation of how these are being managed or mitigated;

- The directors’ statement in the financial statements abaut whether they considered it appropriate to adopt the going concern
basis of accounting in preparing them, and their identification of any material uncertainties to the Greup’s and Company’'s
ability to continue to do so over a period of at least twelve manths from the date of approval of the financial statements;

- The directors’ explanation as to their assessment of the Group's and Company’s prospects, the period this assessment
covers and why the period 15 appropriate; and

- The directors’ statement as to whether they have a reasonable expectation that the Company will be able to continue in
operation and meet its liabilities as they fall due over the period of its assessment, including any related disclosures drawing
attention to any necessary qualifications or z2ssumptions.

Our review of the directors’ staterment regarding the longer-term viability of the Group was subsiantially less in scope than an
sudit and only consisted of making inquiries and considering the directors” process supporting their statement; checking that

the statement is in alignment with the relevant provisions of the UK Corporate Governance Code; and considering whether the
statement s consistent with the hinancial staterments and our knowledge and understanding of the Group and Company and their
environment obtained in the course of the audit.

In addition, based en the work undertaken as part aof our audit, we have concluded that each of the following elements of the
corporate gavernance slalement is materially consistent with the financial statements and our knowledge obtained during
the audit:

- The directors’ statement that they consider the Annual Reporl, taken as a whole, is fair, balanced and understandable, and
provides the information necessary for the members to assess the Group’s and Company’s position, performance, business
moedel and strategy;

- The section of the Annual Report that describes the review of effectiveness af risk management and internal control
systems; and

- The section of the Annual Report describing the work of the Audit Commuttee.

We have nothing to report in respect of our responsitility to report when the directors’ statement relating tc the Company’s
compliance with the Cede does not properly disclose a departure from a relevant provision of the Code specified under the
Listing Rules for review by the auditors.
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INDEPENDENT AUDITORS REPORT coniinued

Responsibilities for the financial statements and the audit

Respansibilities of the directors for the financial statements

As explained more fully in the Directors’ responsibilities statement, the direclors are responsible for the preparation of the
financial statements in accordance with the applicable framewark and for being satisfied that they give a true and fair view.
The directors are atso responsible for such internal control as they determing s necessary to enable the preparation of
financial statemnents that are free from material misstatement, whether due to fraud or error,

In preparing the financial staternents, the directors are responsible for assessing the Group’s and the Company’s ability to
continye as a going concern, disclosing, as applicable, matters related to going concern and using the going concern basis of
accounting unless the directors either intend to iquidate the Group or the Campany or to cease operations. or have no reatistic
alternative but to do se.

Auditors' responsibilities for the audit of the financial statements

Our objectives are to gbtain reasonable assurance about whether the financial siaternents as a whole are free from material
misstatement, whether due to fraud or error, and to issue an auditors’ report that includes our opinion. Reasonable assurance
is a high level of assurance, but is not a guarantee that an audit conducted in accordance with ISAs [UK] will always detect a
material misstatement when it exists. Misstatements can arise {rom fraud or error and are considered material if, individually
or in the aggregate. they could reasonably be expected to influence the economic decisions of users taken on the basis of these
financial statements.

Irregularilies, including fraud, are instances of non-compliance with laws and regulations. We design procadures in line with our
responsibilities, outlined above, to detect material misstatements in respect of irreqularities, including fraud. The extent to which
our procedures are capable of detecting irregularities, including fraud, is detaited below.

Basad on our understanding of the Group and industry, we identified that the principal risks of non-compliance with laws and
regulations related to compliance with the Real Estate Investrnent Trust [REIT] status section 1158 of the Corperation Tax Act
2010 and the UK regulatory principles, such as those governed by the Financial Conduct Authority, and we considered the extent
to which non-compliance might have a material effect on the financial staternents. We also considered those laws and regulations
that have a direct impact on the financial statements such as the Companies Act 2004, We evaluated management’s incentives
and opportunities for fraudulent manipulation of the financial statements (including the risk of override of conirols). and
determined that the principal risks were related to posting inappropriale journal entries to increase revenue, management bias

in accounting estimates and judgemental areas of the financial stalements such as the valuation of investment and development
properiies and the expected credit toss provisions in respect of tenant debtors and incentives [see related key audit matters
above). Audit procedures perfarmed by the engagement team included:

- Discussions with management and internal audit, including consideration of known or suspected instances of nen-compliance
with laws and regulations and fraud, and review of the reports made by management and internal audit;

- Understanding of management’s internal contrals designed 1o prevent and detect irregularities;

- Reviewing the Group’s litigation register in 3¢ far as it related 1o non-compliance with laws and regulations and fraud:

- Reviewing relevant meeting minutes, including those of the Risk Committee and the Audit Committee;

- Review of tax compliance with the involvernent of our tax specialists in the audil;

- Designing audit procedures to incorporate unprediciability around the nature, timing or extent of our testing of expenses;

- Challenging assumptions and judgements made by management in their significant areas of estimation; and

- Identilying and testing journal entries, in particular any journal entries posted with unusual account combinations,
posted by unexpected users and posted on unexpected days.

There are inherent limitations in the audit procedures described above. We are less likely to become aware of instances of
nan-compliance with laws and regulations that are not clesely related Lo events and transactions reflected in the financial
statements. Also. the risk of nat detecting a material misstatement due to fraud is higher than the risk of not detecting one
resulling from error, as fraud may involve detiberate concealment by, for example, forgery or intentional misrepresentations,
or through collusion.

Qur audit testing might include testing complete populations of certain transactions and balances, possibly using data
auditing techmques. However, 1t typically involves selecting a lirnited number of items for testing, rather than testing complete
populations. We witl often seek to target particular items for testing based on their size or risk characteristics. In other cases,
we will use audit sampling te enable us to draw a conclusian about the population from which the samgple is selected.

A further description of our responsibilities for the audit of the financial statements is located on the FRC's website at:
www.frc.arg.uk/auditarsresponsitilities. This description forms part of our auditors’ report.
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Use of this report

This report, including the opinions, has been prepared for and only for the Company's members as a body in accordance with
Chapter 3 of Part 16 of the Companies Act 2004 and {or no other purpose. We do not. in giving these opinions, accept or assume
responsibility for any other purpose or tc any other person to whom this report is shown or into whose hands 1t may come save
where expressly agreed by our prior consent in writing.

Other required reporting
Cormpanies Act 2006 exception reparting
Under the Companies Act 2006 we are required to report to you if, in our cpinion:

- we have not abtained all the information and explanations we require for our audit; or

- adequate accounting records have not been kept by the Campany, or returns adequate for gur audit have not been received
from branches not visited by us: or

- certain disclosures of directors’ remuneration specified by law are not made; or

- the Company financial statements and the part of the Directors’ Remuneration Report to be audited are nat in agreement with
the accounting records and returns.

We have no exceptions to report arising from this responsibility.

Appointment

Following the recommendation of the Audit Committes, we were appceinted by the members cn 18 July 2014 to audit the financial
statements for the year ended 31 March 2015 and subsequent financial periods. The period af tatal uninterrupied engagement is
7 years, covering the years ended 31 March 2015 to 31 March 2021,

Sandra Dowling {Senior Statutory Auditor)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
London

25 May 2021
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FINANCIAL STATEMENTS

Consolidated income sheet
For the year ended 31 March 2021

2021 2020
Capital Capital
Underlying' and ather Total Underlying! and other Total
Mote £m £m £m £m Em Em
Revenue 3 468 - 448 526 87 413
Costs? 3 {180) - (180] 1148) (70] |2t8]
3 288 - 288 378 17 95
Joint ventores and funds (see also below]? 11 52 1409} (357 79 1306) 1227)
Adminisirative expenses 174) - 174} (73) - 1731
Valuation movernent 4 - (ags) (888) - 11,105) 11,108l
Prafit on disposal of investment properlies and invesiments - 28 28 - 1 1
Net financing costs
financing income 6 - 18 1% 1 - 1
“financing charges 6 (62| [3) (45) (67) i41) {108)
162t 12 (50 186) 14l {1071
Profit [Loss] on ordinary activities before taxation 204 {1,257) £1.053) 318 [1,434) [1.118]
Taxation 7 (F{]] (4) {30) - 2 2
Profit [loss) for the year after taxation 178 1,261} (1,083) 318 {1,432) (1.114)
Attribulable [0 nan-controlling interests 3 {55] (52) i2 199) {871
Attributable to shareholders of the Company 175 11,2041 1,031) 306 11,333) 1.027
Earnings per share:
basic 2 (111.21p {110.0lp
diluted 2 1111.2)p (110.0}p
All resulls derive from continuing operations.
2021 2020
Capital Capital
Underlying! and other Total Ungerlying' and ather Tetat
Note £m £m £m Em £m £Em
Resulls of joint ventures and funds accounted
for using the equity method
Underlying Profit 52 - 52 79 - 79
Valuation movemnent 4 - 14091 [409) - [284) {284}
Capital financing costs - - - - 122) 122
Less on disposal of investment properties,
trading properiies and investments - 1l 1 - - -
Taxalion 7 - i 1 - - -
11 52 1409] 1357) 79 1304 [227)

1. See definition in Note 2 and a recenciliation between Underlying Pralit and IFRS profit in Note 21.
2. Included within ‘Costs’ is a charge relating to provisien for impairment of tenant debtors. accrued income and tenant incentives of £60m (2015/2020: £24m. disclased in further

detail in Note 10 and Nole 13.

3. Included within Joint venlures and funds’ is a charge relauing lo prawisien for impairmenit of loans to join ventures of £144m [2019/20. £nill, disclosed in further detail in Note 11
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Consolidated statement of comprehensive income
For the year ended 31 March 2021

2021 2020
£m £m

Loss for the year after taxation (1,083} {1114

Dther comprehensive income:

Items that will not be reclassified subsequently to profit ar loss:

Net actuarial loss on pension scheme {13} -

Valuation mavement on gwner-occupied properties (1 1
[14) 1

Items that may be reclassified subsequently to profit or loss:
Gains |losses) en cash fiow hedges
- Group 2 2
- Joint ventures and funds

-

3 1
Deferred tax on items of other comprehensive income I3 -
Other comprehensive (Loss) income for the year (5) 2
Total comprehensive loss for the year [1,088) 11.112)
Attributable to non-controlling interests [52) (86}
Attributable to shareholders of the Company 1,034) 11,028
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FINANCIAL STATEMENTS continued

Consolidated balance sheet
As at 31 March 2021

2021 2020
Noie im £m
ASSETS
Nan-current assets
Investment and develaprent properties 10 6,326 8,188
Owner-occupied properties 10 2 48
6,328 8,256
Other non-current assets
Imvastrnents in joint ventures and funds n 2,120 2358
Other investments 12 20 125
Property, plant and equipment 0 [
Interest rate and currency derivative assels 17 135 231
Debtors [] -
8,619 10576
Current assets
Trading properties 10 24 20
Cebtors 13 5¢ 56
Cash and shori term deposits 17 154 193
238 269
Total assets 8,875 11,245
LIABILITIES
Current liabilities
Short lerm borrawings and overdralts 17 (1611 1637]
Creditors 14 (2191 1253]
Carporation tax 7] 117]
(387) [907)
Non-current liabilities
Oebentures and loans 17 12,24%) [2.865]
Other non-current Habilities 15 1128 [156]
Deferred tax liabilities 16 - i
Interest rate and currency derivative liabilities 17 [128) [1691
12,505) (3,191
Total Liahilities 12,892) [4,098}
Net assets 5,983 7147
EaQuITY
Share cagital 234 234
Share premium 1,307 1,307
Merger reserve 213 213
Other reserves 16 38
Retained garnings 4,154 5,243
Equity attributable to shareholders of the Campany 5,924 7,035
Nan-controlling mterests 59 112
Total equity 5,983 7.147
EPRA NTA per share* 2 adap 773p

1. Asdefined in Note 2.

2»-»0&‘"" WM

Tim Score David Walker
Chairman interim Chief Financial Officer

The financial statements on pages 160 to 210 were approved by the Board of Directors and signed an its behalf on 25 May 2021.
Company number 621920
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Consolidated statement of cash flows
For tha year ended 31 March 2021

2021 020
Mate £m £m
Rental income received from tenants 320 415
Fees and other income receivad a8 42
Operaling expenses paid to suppliers and employees 11281 [148)
Indirect taxes [paid] received in respect of operaling activities {15) 11
Sale of trading properties - 82
Cash generated trem operations 218 404
Interest paid (70) [79]
Interest received - 5
Corporation taxalion payments {33] 14]
Distributions and ather receivables from joint ventures and funds 11 34 49
Net cash inftow from operating activities 149 375
Cash flows from investing activities
Develoapment and ather capital expenditure 1721 [259)
Purchase of investment properties 52) (s2)
Sale of investment properties 1,073 17
Acquisition of remaining share of Aldgate JV - (21
Acquisition of investmant in WOSC joint veniure - (57)
Purchase of investments (51 ]
Sale of investmenis 108 19
Indirect taxes (paid] received in respect of invesiing activities 12 ]
Loan repayments from joint ventures and funds 40 -
Invesiment in and loars to joint veniures and funds [84) 1191)
Capital distributions fram joint ventures and funds 4 131
Net cash inflow [outflow) fram investing activities M0 13611
Cash flows fram financing activities
Issue of ordinary shares - 5
Purchase of own shares - {1251
Dividends paid 19 [74] 12951
Dividends paid to non-controlling interests {1} (131
Capital payments in respect of interesi rate derivatives (101 {14}
Decrease in lease liabilities (mn (81
Decrease in bank and ather borrewings (1,218 1189)
Drawdowns on bank and oiher borrowings 214 576
Net cash outflow from financing activities (1,098) [63)
Net decrease in cash and cash equivalents [39) [49)
Cash and cash equivalents at 1 April 193 242
Cash and cash equivalents at 31 March 154 193
Cash and cash equivalents consists of:
Cash and short term deposits 17 154 193
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FINANCIAL STATEMENTS continved

Consolidated statement of changes in equity

For the year ended 31 March 202t

Hedging
and Re- Non-

Share Share translaion  vatuation Merger  Retaned conlralling Tatal

capital  premium reserye! reserve reserve earnings Tetal  inlerests equity

£m Em £m £m £m Em £m Em £m

Balance at 1 April 2020 234 1,307 12 26 213 5243 7,035 112 7,147
Loss for the year after taxation - - - - - (1,031 11,031 [s2) £1,083)
Revalualion of mamer-nceupied properiy - - ) - - 11} - (1
Gains on cash ltow hedges - Group - - 2 - - - 2 - 2

Gains on cash flow hedges - joint venturas - - - 1 - - 1 - 1
Reserves transfer on disposal of awner-occupied preperty - - - (301 - 30 - - -
MNet actuanial loss on pension scheme - - - - - (13) {13} - [13)
Deferred tax on ilems of ather comprehensive income - - - [] - - & - &
QOther comprehensive income - - 2 {24) - 17 15) - (5]
Totat comprehensive income for the year - - 2 {24} - (1,014) (1,036l [§2] [1,088)
Fair value of share ang share option awards - - - - 3 3 - 3
Dividends payable in year (8.40p per share] - - - - - (78] (78] - (78]
Dividends payable by subsidiaries - - - - - - - k1] {1
Balance at 21 March 2021 236 1,307 14 2 213 4,154 5,924 59 5,983
Balance at 1 April 2019 240 1,302 n 26 213 46686 8478 211 8,489
Loss for the year after taxation - - - - - [1.027) (3,027 187 [1,114]

Revaluation of owner-occupied property - - - ' - - 1 - 1
Gains on cash flow hedges - Group - - 1 - - - 1 1 2
Losses on cash llow hedges - joint ventures - - - (1 - - (1 - )
Deferred tax on items of other comprehensive income - - - - - - - - -
Oiher camprehensive income - - 1 - - - 1 1 2
Total comprehensive income for the year - ] - - (1,027} .028] 8¢ (1,112
Share issues - - - - - 5 - 5
Fair value of share and share option awards ‘ - - - - - {2 12 - (2)
Purchase of own shares té! - - - - 119) [125) - 11251
Dividends payable in year |31 .47p per sharel - - - - - {295] [295) - 12951
Ditdends payable by subsidiaries - - - - - - - {13] [13)
Balance at 21 March 2020 234 1,307 12 26 213 5243  7.035 12 7,147

1. The balance at the beginning of the current year includes £15m in retation te translation and [£3m) in relatian 1o hedging (2019/20: £15m and (€4m). Opening and closing

balances in relation to hedging relaie to continuing hedges only.
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Notes to the accounts

1 Basis of preparation, significant accounting policies and
accounting judgements

The financial statements for the year ended 31 March 2021

have been prepared on the historical cost basis, except for the
revaluation of properties, investments classified as fair value
through profit or loss and derivatives. The financiat statements
are prepared in accordance with internationatl accounting
standards in conformuty with the requirements of the Cornpanies
Act 2006 [TFRS’] and the applicable legat requirements of the
Cornpanies Act 2004. In addition to complying with international
accounting standards in conformity with requirements of the
Cornpanies Act 2004, the consolidated financial statements also
comply with international hnancial reporting standards adopted
pursuant to Regulation [EC] No 1606/2002 as it applies in the
European Union.

On 31 December 2020 EU-adopted IFRS was brought into UK law
and became UK-adopted international accounting standards, with
future changes to IFRS being subject to endersement by the UK
Endorsement Board. The consolidated hnancial statements will
transition to UK-adopted internaticnal accounting standards for
financial periods beginning 1 April 2021,

In the current financial year the Group has adopted a number of
minor amendments to standards effective in the year issued by
the IASB, none of which have had a material impact on the Group.

These amendments include 185 1 and [AS 8 [amended] - Definition
of Material, IFRS 3 {amended] - Definition of a Business, IFRS ¢
[amended} - criteria for hedge accounting on transition from
LIBOR tc I1BOR and IFRS 14 [amended].

A number of new standards and amendments tc standards

and interpretations have been issued but are not yet effective

for the current accounting period. These amendments include
amendments ta [FRS 14, 'Leases’ - Covid- 19 related rent
concessions, amendments ko IFRS 7, IFRS 4 and |FRS 16 Interest
Rate Benchmark Reform - Phase 2, amendmenits to IAS 1,
Presentation of financial statements’ on classification of liabilities,
a number of narrow-scope amendments to IFRS 3, IAS 16, 1A5 17
and some annual improvernents on IFRS 1, IFRS 9, 1AS 41 and
IFRS 14 and narrow scope amendments to 1AS 1, Practice
staternent 2 and IAS 8. The abave amendments are not

expected lo have a significant impact on the Group's resuits.

Going concern

The financial statements are prepared on a going concern basis.
Whilst the balance sheet shows that the Group is in 2 net current
liability position, predominantly as a result of the $220m of Senior
US Dollar Loan Notes that are reaching maturity within the next
12 months, the Group has access to £3.8bn of undrawn facilities
and cash, which prowides the Directors with a reasgnable
expectation that the Group will be able to meet these current
lizbilities as they fall due. In making this assessment the
Directors taok into account forecast cash flows and covenant
compliance, including stress testing through the impact of
sensitivities as part of a 'severe downside scenario’. Before
factoring in any income receivable, the undrawn facilities

and cash would also be sufficient to cover forecast capital
expenditure, property operating costs, administrative expenses,

maturing debt and interest over the next 12 months from the
approval date of these financial statements.

Having assessed the Principal risks, the Directors believe that the
Group is well placed to manage its financing and other business
risks satisfactorily despite the uncertain econemic climate, and
have a reasonable expectation that the Company and the Group
have adeguate resources tc continue in aperation for at teast

12 months from the signing date of these financial statements.
Accordingly, they believe the going concern basis isan
appropriate cne. See the full assessment of preparation on

a going concern basis in the carporate governance section

on page 100.

Subsidiaries, joint ventures and associates lincluding funds)
The consolidated accounts include the accounts of the British
Land Campany PLC and all subsidiaries lentities controlled by
British Land). Control is assumed where British Land is exposed,
or has the rights, to variable returns from its involvement with
investees and has the ability to affect those returns through its
power gver those investees.

The results of subsidiaries, joint ventures or associates acguired
or disposed of during the year are inctuded frorn the effective date
of acquisition or up to the effective date of disposal. Accounting
policies of subsidiaries, joint ventures or associates which differ
from Group accounting policies are adjusted on consolidation.

Business combinations are accounted for under the acquisition
method. Any excess of the purchase price of business combinations
over the fair value of the assels, liabilities and contingent liabilities
acquired and resulting deferred tax thereon is recognised as
goodwill. Any negative goodwill is credited to the income
slatemen! in the period of acquisition.

Allintra-Group transactions, balances, income and expenses
are eliminated on consolidation. Joint ventures and associates
lincluding funds] are accounted for under the equity methog,
whereby the consolidated balance sheet incorporates the Group's
share linvestor's share| of the net assets of its joint venlures and
associates. The consolidated income statement incorporates the
Group’s share of joint venture and associate profits after tax_
Their profits include revaluation movements an investment
properties. Where joint ventures and associates, including funds
generate losses after tax, these are recognised initially against
the Group’s equity investment. If the Group's equity investment
15 nil, these are subsequently then recagnised against other
long term interests. principally long-term loans.

Distributions and other receivables from joint ventures and
associates (including fundsl are classed as cash flows from
operaling activities, except where they relate ta a cash flow
arising from a capital transaction, such as a property or
investment disposal. In this ¢ase they are classed as cash
flows froam investing aclivities.

Properties

Properties are externally valued at the balance sheel date.
Investment and owner-occupied properties are recorded at
valuation whereas trading properties are staled al lhe luwer
of cost and net realisable value.
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

1 Basis of preparation, significant accounting policies and
accounting judgements continued

Any surplus or deficit arising on revaluing investrment
oroperties is recognised in the capital and other column of
the incame statement.

Any surplus arising on revaluing owner-occupied properties
above coslis recognised in other comprehensive income, and any
deficit arising in revaluation below cost for owner-occupied and
trading properties is recognised in the capital and other column

af the income statement. On disposal of owner-occupied property,

any surglus is transferred directly to retained earnings.

The cost of properties in the course of development includes
attributable interest and other associated outgoings including
attributable development personnel costs. interest is calculated
on the development expenditure by reference to specific
torrowings, where relevant, and otherwise on the weighted
average interest rate of British Land Company PLC borrawings.
tnterest is not capitalised where no develepment activity is taking
place. A property ceases to be treated as a development property
on practical completion.

Investment properly disposals are recognised on completion.
Profits and losses arising are recognised through the cagital and
other column of the income staternent. The profit on disposal is
determined as the difference between the net sales proceeds
and the carrying amaount of the assat at the cammencernent

cf the accounting period plus capital expenditure in the pericd,

Trading properties are initially recognised at the lower of cost and
net realisable value. Trading property disposals are recognised in
line with the Group's revenue accounting policies.

Where investrment properties are appropriated to trading properties,
they are transferred at market valie. If properties held for trading
are appropriated to investrent properties, they are transferred at
book value. Transiers to or from investment property occur when,
and anly when, there :s evidence of change in use.

Where aright-of-use asset meets the definition of investment
property under IFRS 16, the right-of-use asset will initially be
calculated as the present value of minimum lease payments
under the lease and subsequently measured under the fair
value model, based on discounted cash flows of net rental
incorne earned under the lease.

The Group leases out investment properties under operating leases
with rents generally payable monthly or quarterly. The Group is
expesed o changes in the residual value of properties at the end
of current lease agreements, and mitigates this risk by actively
managing its tenant mix in order ta maximise the weighted average
lease term, minimise vacancies across the portfolic and rmaximise
exposure to tenants with strong financial characteristics. The
Group also grants lease incentives ta encourage high quality
tenants to rematn in properties for longer lease terms. Lease
incentives, such as rent-free pericds and cash contributions to
tenant fit-out, and gquaranteed rent increases are recognised as
part of the investment property balance. The Group calculates
the expected credit loss for lease incentives and guaranieed

rent increases based on lifetime expected credit losses under the
IFRS 9 simplified apprazach.
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Financial assets and liabilities

Debtors and creditors are witially recognised at fair value and
subsequently measured at amortised cost and discounted as
appropriate. On initial recogrition the Group calculates the
expected credit loss for deblors based on lifetime expacied
credit losses under the IFRS 9 simplified approach.

Other investments include investments classified as amortised
cost and investments classified as fair value through profit or
loss. Loans and receivables classified as amaortised cost are
measured using the effective interest method, less any impairment.
Interest s recognised by applying the effective interest rate
Investments classified as {air value through profit ar loss are
initially recorded at fair value and are suhsequently externally
valued on the same basis at the batance sheet date. Any surplus
or deficit arising on revaluing investments classified as fair value
through profit or loss is recognised :n the capital and other column
of the income statement.

The lease liability associated with investrment property which is
hield urder a lease, is initially caleulated as the present value of
the minimurm lease payments. The lease liability 1s subsequently
measured at amortised cost, unwinding as finance lease interest
accrues and lease payments are made

Debt instruments are stated at their fair value on issue. Finance
charges including premia payable on settlerment or redemption
and direct issue costs are spread over the peried to maturity,
using the effective interest method. Exceptional fmance charges
incurred due te early redemption hincluding premial are
recogrused in the income statement when they occur.

Convertible bonds are designated as fair value through profit or
loss and so are initially recognised at fair value with all subseguent
gains and losses, including the write-off of issue casts, recognised
in the capital and other column of the income statement as a
component of net financing costs. The interest charge in respect
of the coupon rate cn the bonds is recognised within the underlying
compenent of net financing costs on an accruals basis.

As defined by IFRS 9, cash {low and fair value hedges are initially
recognised at fair value at the date the dervative contracts are
entered into, and subseguently rerneasured at fair value. Changes
in the fair value of derivatives that are designated and qualify

as effective cash flow hedges are recognised directly through
other comprehensive income as a movement in the hedging

and translaticn reserve. Changes in the fair value of derivatives
that are designated and qualily as effective fair value hedges

are recorded in the capitat and other column of the income
statement, along with any changes in the fair value of the hedged
item that 15 attributable to the hedged risk. Any inelfective portion
of all derivatives is recagnised in the capitat and other column of
the income statement. Changes in the fair value of derivatives that
are not in a designated hedging relationship under IFRS 9 are
recorded directly in the capital and other column of the incame
staternent These derivatives are carried at fair valus on the
balance sheet.



1 Basis of preparation, significant accounting policies and
accounting judgements continued

Cash equivalents are limited ta instruments with a matunity of
tess than three months.

Revenue

Revenue comprises renal income and surrender prermia,
service charge income, management and perfarmance fees
and proceeds from the sale of trading properties.

Rental incame and surrender premia are recegnised in
accordance with IFRS 14 Leases.

For leases where a single payment is received to caver both rent
and service charge, the service charge component is separated
out and reported as service charge income.

Rental income, including fixed rental uplifts, from investment
property leased out under an operating lease is recognised

as revenue on a straighi-line basis over tha lease term. Lease
incentives, such as rent-free periods and cash contributions to
tenant fit-out, are recognised on the same straight-line basis
being an integral part of the net consideration for the use of the
investment property. Any rent adjustmenis based on open market
estimated rental values are recognised. based on management
estimates, from the rent review date in relation to unsetiled rent
reviews. Contingent rents, being those lease payments that are
not fixed 8t the inception of the lease, including for example
turnover rents, are recagnised in the peried in which they

are earned.

Lease modifications are defined as a change in the scape of

a lease, or the consideration of a lease, that was not part of

the original terms and conditions of the lease. Modifications to
operating leases the Group holds as a lessor are accounted for
irom the effeclive date of the madification. Modifications take into
account any prepaid or accrued lease payments relating to the
criginal lease as part of the lease payments for the new lease.
The revised rernaining consideration under the modified lease is
then recognised in rental income on a straight-bine basis over
the remaining lease term.

Concessions granted to tenants where rent has been reduced
or waived for a specified period are accounted for as lease
madifications Concessions granted to lenants which allow the
deferral af rent payments to the Group are not accounted for
as tease modifications an the basis there is no change to the
consideration or scope of the lease

Surrender premia for the early terrination of a tease are
recognised as revenue when the amounts become contractuatly
due, net af dilapidations and non-recoverable cutgoings relating
to the lease concerned.

The Group applies the five-step-model as required by IFRS 15
in recognising its service charge income, management and
performance fees and proceeds from the sale of trading properties.

Service charge income is recognised as revenue in the period to
which it relates.

Management fees are recognised as revenue in the period to
which they relate and relate predominantly ta the provision of
asset managernent, property management, development

management and administration services to joint veniures

and funds. Performance fees are recognised at the end of the
performance period when the performance obligations are met.
the fee amount can be estimated reliably and it is highly probable
that the fee will be received Performance fees are based on
property valuations compared to external benchmarks at the
end of the reporting period.

Proceeds fram the salg of trading properties are recognised
when control has been transferred ta the purchaser. This
generally occurs on completion. Praceeds from the sale of
trading properties are recognised as revenue in the capital
and other column of the income statement. All other revenue
described above is recognised in the underlying colurnn of the
income statement.

Taxation

Current tax is based on taxable profit for the year and is calculated
using tax rates that have been enacted or substantively enacted
at the balance sheet date. Taxable profit differs from net profit
as reported in the income statement because it excludes items
of incermne or expense that are not taxable [or tax deductible).

Deferred tax is provided on items that may become taxable in the
future, or which may be used to offset agamnst taxable prefits in
the future, on the temporary differences between the carrying
armounts of assets and liabitities for financial reporting purposes,
and the amounis used for taxaticn purposes on an undiscounted
basis. On business combinations, the deferred tax effect of

fair value adjustments is incorporated in the consclidated
balance sheet.

Deferred tax assets and Liabilities are net off against each other
in the consolidated balance sheet when they refate to incame
taxes levied by the same tax authonity on different taxable entities
which intend to either settie current tax assets and liabilities on a
net basis.

Employee costs

The fair value of equity-settled share-based payments Lo
employees is determined at the date of grant and is expensed on
a straight-line basis over the vesting period, based on the Group's
estirmate of shares or options that will eventually vest. For all
schemes except the Group’s Long Term Incentive Plan and Save
As You Earn schemas, the fair value of awards are egual to the
market value at grant date. For options and performance shares
granted under the Lang Term Incentive Plan, the fair values are
determined by Mante Carlo and Btack-5choles models. A Black-
Scholes modelis used for the Save As You Earn schemes,

Oefined benefit pension scheme assets are measured using

fair values. Pension scheme Labilties are measured using the
projected unit credit method and discounted at the rate of return
of a high quality corperate bond of equivalent term to the scheme
liabitities. The net surplus Iwhere recoverable by the Groupl or
deficit is recognised in full in the cansolidated balance sheet.

Any asset resulting from the calculation is bmited to the present
vatue of available refunds and reductions in future contributions
to the plan. The current service cost and gains and losses on
settlement and curtailments are charged o operating profit.
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

1 Basis of preparation, significant accounting policies and
accounting judgements continued

Actuarial gains and losses are recognised in full in the period in
which they occur ang are presented in the consolidated statement
of comprehensive incorme.

Contributions to the Group's deftned contribution schemes are
expensed on the basis of the contracted annual contribution.

Accounting judgements and estimates

In applying the Group's accounting policies, the Oirectors are
required to make judgements and estimates that affect the
linancial statements.

The general risk environment in which the Group operates
remained heightened during the period, which is largely due lo
the continued level of uncertainty associated with the impact cf
Covid-19, the significant deterioration in the UK retail market and
relatively weak investment markets.

Significant areas of estimation are:

Valuation of investment, trading and owner-occupied properties
and investments classified as fair value through profit or loss.
The Group uses external professionat valuers to determine the
relevant amounts. The primary source of evidance for properly
valuations shoutd be recent, comparable market transactions

on an arms-length basis. However, the valuation of the Group's
property portfolio and investments classified as fair value through
profit or loss are inherently subjective, as they are based upon
valuer assumptions which may prove to be inaccurate.

Impairment provisioning of lease debtors (including acerued
incame) and lease incentives, which are presented within
investment properties, are now considered to be an area of
siganificant estirnation. The impact of Covid-19 has given rise to
an increase in lease debtars due from tenants alang with higher
loss rates. Consaquently the impairment provisions, calculated
using the expected credit foss model under IFRS ¢ against
these balances, are higher than in previous periods.

The key assumplions within the expected credit loss model
include the tenants’ credit risk rating and the related loss rates
assumed for each risk rating depending on the ageing profile. In
the current environment as a result of Covid-19, more weighting
is given to risk rating when determining expected credit losses.
Tenant risk ratings are determined by management, taking into
consideration information available surrounding a tenant’s credit
rating, finaneial position and histarical loss rates. Consideration
is also given for the current impact of Covid-19 and its potentiat
impact over the next 12 months on their business alang with
industry trends. Tenants are classified as being in Administration
ar CVA, high, medium or low risk based en this information. The
assigned loss rates for these risk categories are reviewed at each
balance sheet date, The same key assumptions are applied in
the expected credit loss model far tenant incentives, without the
cansideration of ihe ageing profile which is not relevant for these
balances. The loss rates attributed to each credit risk rating for
tenant incentives is lower than that attributed to lease debtors an
the basis that the associated credit risk on these balances, which
relate to the tenant’s future tease labilities, 15 lower than that
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associated to current tenant debtors autstanding as a resutt
of Covid-19.

As provisioning I1s a new area of significant estimation in the
current year several additional tables, including sensitivity
disclosures, have been provided relating to lease debtors in
Note 13 and lease incentives in Note 10

Uther less significant areas of estimation include the valuation

of interest rate derivatives. the determination of share-based
paymant expense, the actuarial assumptions used in calculating
the Group's retirement benefit obligations and taxation provisions.

The fcllowing iterns are ongoing areas of accounting judgement,
however, significant judgment has not been required for any of
these itemns in the current financial year.

REIT status: British Lend is a Real Estate Investment Trust [REIT)
and does not pay tax on its property income or gains on property
sales, provided that at least 90% of the Group's property income
is distributed as a dividend to shareholders, which becormes
taxabte in their hands. In addition, the Group has tn maet

certain conditians such as ensuring the property rental business
represents rmore than 75% of total profits and assets. Any
potentiat or proposed changes to the REIT legislabion are
monitored and discussed with HMRC It is management’s
intention that the Group will continue as a REIT far the
foreseeable future.

Accounling for jeint ventures and funds: in accordance with
iFRS 10 ‘Consolidated financial statements’, IFRS 11 "Jomnt
arrangements’. and IFRS 12 ‘Disclosures of interests in other
entities’ an assessment is required to determine the degree of
contrel or influence the Group exercises and the form of any
controt to ensure that the Fnancial statement treatment s
appropriate. The assessment undertaken by management
includes consideration of the structure, legal farm, contractuat
terms and other {acts and circumstances relating to the relevant
entity. This assessment is updated annually and there have been
no changes in the judgement reached in relation to the degree
of control the Group exercises within the current or prior year.
Group shares in joint ventures and funds resulting from this
process are disclosed in Note 11 to the financial siatements.

Jaint venlures are accounted for under the equity method,
whereby the consolidated balance sheet incorporates the Group's
share of the net assets of its joint ventures and associates.

The consolidated incorne statement incorporates the Group's
share of joint venture and asscciate profits after tax.

Accounting for transactions: Property transactions are cormplex
in nature and can be material to the financial statements.
Judgements made in relation to transactions include whether an
acquisition 1s a business combination or an assel; whether held
for sate criteria have.been met for transactions not yet completed;
accounting for transaction costs and cantingent consideration;
and apptication of the concept of inked accounting. Managemeni
consider each transaction separatety in order to determine the
maost appropriate accounting treatment, and, when considerad
necessary, seek independent advice.



2 Performance measures

Earnings per share

The Group measures financial performance with reference to underlying earnings per share. the European Public Real Estate
Association [EPRA] earnings per share and IFRS earnings per share. The relevant earnings and weighted average number of shares
fincluding dilution adjustments) for each performance measure are shown below, and a reconciliation betwaen these is shown within
the supplementary disclosures [Tzble Bl

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS loss after taxation attributable ta sharehalders of the
Company excluding investment and development property revaluations, gains/losses an investing and trading property disposals,
changes in the fair value of financial instrumenls and associated close-out costs and therr related taxation.

Underlying earnings per share is calculated using Underlying Profit adjusled for underlying taxation {see Note 7). Underlying Prcfit is the
pre-tax EPRA earnings measure, with additional Company adjusiments. No Company adjustments were made in either the current or
prior year.

2021 2020
Relevant Relevant
Relevant number Earmings Relevant numbar Earnings
. earnings ol shares per share earnings of shares per share
Earnings per share m million pence Em million pence
Underlying
Underlying basic 175 927 189 304 934 328
Undertytng diluted 175 930 18.8 306 937 2.7
EPRA
EPRA basic 175 927 189 304 934 328
EPRA diluted 175 930 18.8 306 937 27
IFRS
Basic {1,031] 927 1112 11,027 934 (100
Diluted {1,031] 927 (111.2) 1,027} 934 (110.0)

Net asset vatue

The Group adapted the EPRA issued new best practice guidelines in the year ending 3t March 2021, incorporating three new measures of
net asset value: EPRA Net Tangible Assets [NTA), Net Reinvestment Value [NRV] and Net Disposal Value INDV]. EPRA NTA is considered
to be the most relevant measure for the Greup and is now the primary measure of net assets, replacing the previously reported EPRA
Net Asset Valug metric. The total accounting return is now calculated based on EPRA NTA. Further detail on the adopted metrics is
included within the supplementary disclosures [Tatle B).

The net assets and number of shares for each performance measure are shown below. Areconcibiation between IFRS net assets

and the three EPRA nel asset valuation metrics, and the relevant number of shares for each performance measure, are shown within
the supptementary disclosures [Table B) EPRA NTA is a measure that is based on IFRS net assets excluding the mark-to-market an

derivatives and related debt adjustments, the carrying value of intangibles and deferred taxation on property and derivatwe valuations.
The metric includes the valuation surplus on trading properties and is adjusted for the dilutive impact of share options.

2021 2020
Retevant Net asset Relevant Nel asset
Realevant aumber value per Relevant number of value par
nat assets of shares shara net assels shares share
Net asset value per share &m millian pence Em million penca
EPRA
EPRANTA 6,050 933 648 7.202 932 773
EPRANRV 6,599 933 707 7,872 932 845
EPRA NDV 5,678 933 409 6,762 932 724
IFRS
Basic 5,983 927 £45 7147 927 771
Diluted 5,983 933 541 7.147 932 767
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

2 Performance measures cantinued
Total accounting return

The Group atso measures financial performance with reference to total accounting return. This 15 calculated as the movement in EPRA
Net Tangible Assets per share and dividend paid in the year 23 a percentage of the EPRA Net Tangible Assets per share al the start of

the year.
2021 2020
Decrease in  Dividend per Total Decrease in Dividend per Totat
NTapershare  sharepaid  accounting NTApershare  sharapad  accounting
penca pence relurn pence pence return
Total accounting return 1125} 8.40 [15.1%] 1131} 3147 11.0%]
3 Revenue and costs
2021 2020
Capital Capitat
Underlying and ather Tatal Undertying and ather Total
£m im £m Em Em £m
Rent receivable 370 - 370 431 - &3
Spreading of tenant incentives and guaranteed renl increases 7 - 7 13 - k]
Surrender premia - - - 5 - 5
Gross rental income 77 - 377 433 - 433
Trading property saies proceeds - - - - 87 87
Service charge income b4 - 64 bé - b4
Management and perfermance fees [from joint ventures and funds) 7 - 7 8 - 8
Other fees and commissions 20 - 20 21 - 21
Revenue 468 - 468 526 87 613
Trading property cost of sales - - - - {701 1761
Service charge expenses (59] - 159) (61] - 161
Property operating expenses (45) - [45] (48] - (48]
Provision for impairment of irade debtors and accrued income (52 - 152l (4] - {¢l
Provision for impairment of tenant incentives and guaranteed
rent increases 1] - (8 120 - 201
Other fees and commissians expenses [16) - {18 [17] - 17
Costs (180) - (180] [148] |70} [218]
288 -~ 268 378 17 395

The cash element of net rental income Igross rentzl income less property operating expenses| recagnised during the year ended

31 March 2021 from properties which were not subject to a security interest was £202m (2019/20: £316ml. Property operating expenses
relating to investment properties that did not generate any rental income were Enil [2019/20: Enill. Contingent rents af £5m [2019/20: £3m)

were racagnised in the year.

Further detail on the provisian for impairment of trade dehtors, accrued income, tenant incentives and guaranteed rent increases is

disclosed in Note 10 and Nate 13.
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4 Valuation movements on property

021 2030
im Em
Consolidated intome statement
Revaluzbon of properties 1885) 11.105)
Revaluation of owner-occupied properiies 121 I
Revaluation of properties held by joint ventures and funds accounted {or using the equity method 1409] [284]
{1.297] (1,389)
Consolidated statement of comprehensive incame
Revaluation of owner-occupied praperiies 1 1
11,298] [1,388]
5 Auditors’ remuneration
PricewaterhouseCoopers LLP
201 2020
£m Em
Fees payable to the Company’s auditors for the audit of the Company’s annual accounts 0.5 03
Fees payable Lo the Company's auditors for the audit of the Cempany's subsidiaries, pursuant io legistation 0.1 0.4
Total audit fees 0.4 0.7
Audit-related assurance servicas 0.2 0.1
Total audit and audit-related assurance services 0.8 0.8
Other fees
Other services -
Total 0.8 0.8
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FINANCIAL STATEMENTS continved

Notes to the accounts continued

& Netfinancing costs

021 2020
€m Em
Underlying
Financing charges
Facilities and overdrafts (221 (29
Derivatives n 30
Other loans 174] (78]
Obligations under head leases (4} {4)
(69} [75)
Development interest capitalised 7 8
162) 167]
Financing income
Qeposits, securities and liquid invesiments - 1
- 1
Net financing charges —underlying {62) 166)
Capital and other
Financing charges
Valuation mavement on fair value hedge accounted derivatives' {83] 62
Valuation movement on fair value hedge accounted debt' 81 [62]
Capital financing costs - 3
Fair value mevement on converlible bonds (31 {4]
Valuation movement on non-hedge accounted derivatives - [40]
(3] [41]
Financing income
Valuation movement on non-hedge accounted derivatives 15 -
15 -
Net financing charges - capital 12 141
Net financing costs
Total inancing income 15 1
Totat linancing charges {45) (108}
Net financing costs {50] [107)

1. The difference bebwean valuation ravement on designated fair value hedge accounted derwatives (hedging mstrumants) and the valuat:on movement en fair value hedge
accounted debt [hedged itemi represents hedge ineffectiveness for the period ot Enil 12019/20- Enitl.

Interest payable on unsecured bank loans and related interest rale derivalives was £11m [2019/20: E9m] Interest on developrment
expenditure is capitalised at the Group's weighted average interest rate of 2.2% |2019/20: 1.9%]. The weighted average interest rate
on a propertionately consolidated basis at 31 March 2021 was 2.9% {2019/20: 2.5%].
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7 Taxation

2021 2020

Em £m
Taxation lexpense) income
Current taxatian
Underlying profit
Current period UX corparation taxation (2020/21: 19%; 2019/20- 19%]| (21 -
Underlying pralit adjustments in respect of prior periods! [24) -
Total current underlying profit taxation expense 128) -
Capital profit
Current period UK corparation taxation (2020/21: 19%. 2019/20- 19%] - il
Capital profit adjustments in respect of prior periods 1 5
Total current capital profit taxation income 1 [
Total current taxation (expense] income [25] 4
Defarred taxation on revaluations ang derivatives 15] {21
Group total taxation (expensel income {301 2
Altributable te joint ventures and funds ] -
Total taxation [expense] income 291 2
Taxation reconcitiation
Loss en ordinary activities before taxation 11,053) {1,138
Less: loss attrnibutable to jeint ventures and funds? 358 227
Group loss on ordinary activities before taxation 1695) 1889}
Taxation on loss on ordinary activlies at UK corparation laxation rate of 19% (2019/20: 19%] 132 169
Effecls of: -
- REIT exemplincome and gains 1134) (185!
- Taxation losses - (51
~ Deferred taxation on revaluations and derivatives (5] 21
- Adjustments in respect of priar years 123) 5
Group total taxation {expense) income 130] 2

| Includes the £2Brm corporation tax charge in relalion to the year ended 31 March 2020, discussed below, offset by other credis in respect of prior pericds of £4m relating to tax
prowvisions in respect of hisloric taxation matters and points of uncertainty

2 Acurrent laxalion incame of Clm [2019/20- Enil) and a deferred taxation credit of Enil {2019/20: Enill arose on profits attributable to josnt ventures and funds The low tax charge
reflects the Group's REIT status.

Taxation expense atlributable to Underlying Profit for the year ended 31 March 2021 was £26m {2019/20. Enill. Taxation income

attributable to Capital and other profit was £1m [2019/20: income of £4m). Corporation taxation payable at 31 March 2021 was £7m

[2019/20: E17m] as shown on the balance sheet.

A REIT s required to pay Property Income Distributions {PIDs| of at least 30% of the taxable profits from its UK property rental business
within 12 months cof the end of each accounting pertod.

Following the temporary suspension of the dividend to best ensure we could effectively support our custormners who were hardest hit
and protect the long term value of the business as a result of Covid-19, there was a shorifall in the required distributions for the year
ended 31 March 2020 We agreed with HMRC that we would remain compliant with the REIT regirmne requirements through payment ol
corporation tax al 19% on the underpayment of the PID requirement for the year to 31 March 2020 arising as a consequence of Covid-19.
The taxable PID underpayment is expected to be £149m and the resulting corporation tax thereon of £28m has been pzid in the year
ended 31 March 2021.

Following the resumplion of the dividend, it is expected that the PID requirement for the year to 31 March 2021 and subsequent years
will be satisfied in full on a timely basis through dividend payments.
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

8 Staff costs
021 2020
Staff costs lincluding Directors) [ £m
Wages and salaries 53 56
Socizl security cosis 7 7
Pensran costs . 3 6
Equity-settled share-based payments 3 )]
1] [

The average monthly number of employees of the Company during the year was 326 [2019/20° 300). The average monthly nurnber of
Group employees, including those emnployed dicectly at the Group's properties and their costs recharged to tenants, was 634 {2079/20:
472]. The average monthiy number of employees of the Company within each categary of persons employed was as follows: Retail: 27;
Oftices: 14; Canada Waler. 17; Developments: 39; Storey: 10; Support Functions: 217. The average monthly number of employees of the
Group within each calegory of persons employed was as lollows: Retait: 27; Offices: 14; Canada Water: 17; Developments: 39; Storey: 10,

Support Functions: 217; Property Management: 308,

The Executive Directors and Non-Executive Directors are the key management personnel. Their emoluments are disclosed in the

Remuneration Report on pages 122 ta 143.

Staft costs

The Group's equity-settied share-based payments comnprise the following:

Scheme

Fair value measure

Long Term Incentive Plan [LTIP)
Restricled Share Plan (RSP
Save As You Earn schemes |SAYE]

Mante Carlo modsl simulation and Black-Scholes option valuation models
Market value al grant date
Black-5Scholes aption valuation model

The Group expenses an estimate of how many shares are likely Lo vest based on the market price at the date of grant, taking account
of expectad perfermance against the relevant perfermance targets and service periods, which are discussed in further detail in the

Remuneration Report.

During the year and the prior year the Group granted performance shares under its Long Term Incentive Plan scheme. Performance
conditions are measured over a three-year period 2nd are a weighted blend of Total Sharehalder Return (TSR, Total Property Return
[TPR] and Total Accounting Return [TAR] [see Directors” Remuneration Repart for detailsl. For non-market-based performance
conditians, the Group uses a Black-Schales option valuation rmethod to obiain fair values For market-based perforrmance conditions, a
Monte Carlo model is used as this provides a more accurate fair value for these performance conditions. The key inputs used to obtain

fair values for LTIF awards are shown below.

22 June 2020 24 July 2019

Awards with  Awards with Awards with

halding na halding Awards with no holding

period period  holging pericd perind

Share price £4.09 £4.09 £5.35 £5.35
Exercise price £0.00 £0.00 £0.00 £0.00
Expected volatility 28.3% 28.3% 17.1% 17.1%
Expected term [years) 3 3 3 3
Dividend yield 0.0% 0.0% 0.0% 0.0%
Risk freeinterest rate 0.0% 0.0% 0.47% 0.67%
Fair value - TSR Tranche FTSE 350 £1.01 £€1.18 £1.41 £1.54
Fair value - TSR Tranche FTSE 100 £1.30 £1.5% £1.40 €153
Fair value - TPR and TAR Tranches £3.51 £4.09 £4.89 £9.35

Movemenis in shares and options are given in Note 20.
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? Pensions

The British Land Group of Companies Pension Scheme ['the scheme’) is the principal defined benefit pension scheme in the Group.
The assets of the scherne are held in a trustee-administered fund and kept separate from those of the Company. It is not contracted
out of SERPS [State Earnings-Related Pension Schemel, it is not planned to admit new employees to the scheme and during the year
the scheme was closed to future accrual, effective 1 September 2020. Active members were therefore moved to deferred status in the
year with future pension contributions payable to the Defined Contribution Pension Schernes of the Group.

The Group has two other small defined henetfit pension schemes. There are alsa two Defined Centribution Pension Schemes.
Contributions to these schemes are at a flat rate of salary and are paid by the Company.

The total net pension cost charged for the year was £3m (2019/20. E6ml, of which ESm (2019/20: £5m) relales to defined contribution
plans, E1m [2019/20: £1m) relates ta the current service cost of the defined benefit schemes and a credit of E3m (2019/20: Enill relates
to a curtailment gain, presented as a past service cost, as a result of the ctosure of the defined benefit schemes to future accrual.

The last full actuarial valuation of the scheme was performed by the scheme actuary, First Actuarial LLP, as at 31 March 2018. The
employer does not expect to make any payments during the year to 31 March 2022. The major assumptions used for the actuarial
valuation were:

200 2020 2019 2046 2017

Yu pa % pa % pa % pa % pa

Discount rate 20 23 2.4 2.6 2.4
Salary inflation - 39 48 49 49
Pensions increase 34 2.5 33 33 33
Price inflatron 35 25 34 34 3.4

The assumptions are that a member currently aged 60 witl live on average for a further 28.0 years if they are male and for a further
29 & years if they are female. For a member who retires in 2040 at age 40, the assumptions are that they will live on average for a further
29.3years after retirement if they are male and for a further 31.0 years after retirement if they are female.

Composition of scheme assets

2021 2020

£m Em
Equities 48 60
Diversified growth funds 42 50
Other assets 68 51
Total scheme assets 178 141

93.8% of the scheme assets are quoted in an active market. Alt unquoted scherne assets sit within equities

The amount included in the balance sheet arising from the Group's cbligations in respect of its defined benefit schemes is as follows:

2021 2020 2019 018 2017

. £m £m Em Em Em
Present value of defined scheme obligations 1152) (131 [147] [147} (167)
Fair value of scheme assels 178 141 160 152 154
Irrecoverable surplus’ {28) (30 113] 15] -
Liability recognised in the balance sheet - - - - {13]

1. The ret defined benefit assat must be measured at the lower of the surplus in the delined henefit schemes and the assel ceiling. The asset ceiling 1s the present value of any
economic benefits available in the form ef relunds fram the schemes or reductions (o luture cenlributions to the schemes. The asset ceiling of the Group's delined benefit
schemes is £l {2019/20: Enill, therefore the surplus in the defined benefit schernes of E26m {2019/20: £30m) s irrecoverable.

The sensitivities of the defined benefit obligation in relation to the major actuarial assumphons used to measure scheme liabitities are

as fallows:

Increase/ldecreasel in defined
scherne abligations

., Change in pLral 2020
Assumption assumplion £€m Em
Discount raie +0.5% 114} i)
Salary inflaticn +0.5% - 1
RPl inflation +0.5% 12 12
Assumed life expactancy +1year & 4
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

9 Pensions continued

History of experience gains and losses

w1t 2020 FIE 2008 2017
£m €m Erm fm £m
Total actuarial {loss| gain recagrised in the consolidated statement
of comprehensive income' 2 113} - - g 112)
Percentage of present value on scheme liabilities 18.6%} (0.3%] 0.1% 6 1% 7.2%
1. Movermenis stated after adjusting lor irrecoverability of any surptus.
2. Cumulative ioss recogrised in the statement of comprehensive income 1s £53m [2019/20: £40m|.
Movements in the present value of defined benefit obligations were as fallaws:
2021 2020
im €m
&1 1 April (131 (147)
Current service cost i 2]
Curtailment gain 3 -
Interes! cost 4] (4]
Actuarial lloss) gain
(Loss| gain frem change in financial assumptions (26} 17
Gain an scheme liabilities arising from experience 1 -
Benelits paid A 5
At 31 March [152] (131]
Movements in the fair value of the scheme assets were as follows:
o 2020
im Em
At 1 April 161 160
interest incame on scheme assets 4 4
Contributions by employer 10 1
Actuanal gain g 1
Benefits paid ) 16} 5]
At 31 March 178 141

Through its defined benefit plans, the Grougp is exposed to a number of risks, the mast significant of which are detailed belaw:

Asset valatility

The liabilities are calculated using a discount rate set with reference to corparate bond yields: if asseis underperfarm this yield, this witl
create a deficil. The scheme holds a significant pertion of growth assets lequities and diversified growth funds) which. although expecled
to outperform corporate bonds in the lang term, ereate volatility ang risk in the short term. The allocation to growth assets is monitered
to ensurg it remains appropriate given the scheme’s long term objeciives.

Changesin bond yields
Adecrease in corporate bond yields will increase the value placed on the scheme’s liabilities for accounting purposes, although this will
be partially offset by an increase in the value of the scherne’s bond heldings.

Inflation risk

The majority of the scheme's benefit abligations are linked to inflation, and higher inflation will lead to higher liabilities (although, in most
cases, caps on the level of inflationary increases are in place to protect against extremne inftation). The majority of the assels are either
unaffected by or only loosely correlated with inflation. meaning that an increase in inflation will also decrease the surplus.

Life expectancy
The majority of the scheme’s obligations are to provide benefits for the life of the member, so increases in life expeciancy wilt result
in an increase in the liabilities.
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10 Property

Property reconciliation for the year ended 31 March 2021

Investment
and
OHices and Canada development Owner-
Retail Residential Water Developtnents properties Trading Qecupied
Level 3 Lavel 3 Lavel 3 Level 3 Level]  Properties Level 3 Tatal
£m £m tm £m £m im im £m
Carrying value at 1 April 2020 3,188 3,941 400 459 8,188 20 68 8,275
Additions
- property purchases 52 - - - 52 - - 52
- development expenditure 3 13) 25 76 10 - 3 104
- capitalised intergst and staff costs - - 4 7 1 - - "
- capital expenditure on assel
management initiatives 20 a - ] 34 - - 34
- right-of-use assels - 2 - - 2 - - 2
75 7 29 a9 200 - ] 203
Disposals [e21) 1699] - [10) 11,130) - 166) (1,196}
Right-ol-use assels disposals - - 138) - 138) - - [38)
Reclassifications 16 - - 221 (8} & - -
Revaluations included in income statement [683) {202] 17) [ 1884} - 121 [888)
Revaluations included in OC{ - - - - - - 1 11
Movermnent in tenant incentives and contracted
rent uplift balances 1 {5} - - 14} - - [4]
Carrying value at 31 March 2021 2,176 3,042 j):1) 722 4,326 26 6,354
Lease liabilities [Notes 14 and 15" [108)
Less valuation surplus on right-of -use assets? (8]
Valuation surplus on trading properties 9
Group property portfolio valuation at 31 March 2021 6,247
Non-centrolling interests 11371
Group property portfolio vatuation at 31 March 2021 attributable to shareholders 6,110

1. The £25m difference between Lease liabilities of £108m and £133m per Noles 14 and 15 relates to a E25m lease babildy where the right-of-use asset is classified as property,

plant and equipment.

2. Relates to properties held under leasing agreerments The (air value of right-cf-use assels is determined by calculating the presend value of net rental cash flows over the term
of the lease agreements. IFRS 16 nght-of-use assets are ot externally valued, therr fair values are determined by managerment, and are therelore nol included in the Group

property porilotio valuation of £6,267m above.

Additens include capital expenditure in response 1o climate change, in line with our Sustainability Strategy to reduce both the embedied
carbon in our developments and the operaticnal carbon across the Group’s property portfolio. For further details, refzr to the
Sustzinability section of the Strategic Report on pages 40 to 53.
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FINANCIAL STATEMENTS continued
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10 Property continued
Property reconciliation for the year ended 31 March 2020

Investmeni
Offices and Canada developm:rr‘\d( Dwner-
Retail Residerial Walar Oevelopments properties Trading Qccupred
Level 3 Level J Leval 3 Level 3 Level] Properties Laval 2 Toral
Em £rm Em Em Em £m £m £m
Carrying value at 1 April 2019 4317 3776 318 520 8.931 87 73 9.0%1
Addilions
- properiy purchases 19 34 - 41 94 - - 94
- development expendilure 1 2 24 129 156 - - 136
- capilalised interest and stafl costs - - 4 5 9 - - ]
- ¢apital expenditure on asset
management initiatives' 36 54 - 2 92 - - 92
- right-of-use assets 5 48 21 - 74 - - 74
61 138 49 177 425 - - 425
Depreciation - - - - - - (1] {1
Disposals 158 - - - [58) (67) - 11251
Reclassifications 45 14) - (26 5 - (31 -
Revaluations included in income staterment 11,198l 35 33 115) [1.1051 - - [1,106]
Revaluatiuns included i OCI - - - - - - 1 1
Movernent in tenant incentives and contracted
rent uplifl palances [19) [ - 3 [10} - - (101
Carrying value at 31 March 2020 3,188 3.941 400 459 8,188 20 58 8,274
Lease liabilities [Notes 14 and 15 11631
Less valuation surplus on right-of-use assels? [201
Valuation surplus on trading properties 13
Group property portfolio valuation at 31 March 2020 B.104
MNon-controlling interests [185]
Graup property portfolio valuation at 31 March 2020 attributable to shareholders 7921

1. (ffices capital expendiure includes £38m of flexible workspace fit-out in the current year which has been reclassified from property. plant and equipment 1o property additions.

2 Relates to properties held under leasing agreements. The fair value of nighl-of-use assets 15 determined by calcutating the present value of nel rental cash flows over the lerm
of the lease agreements. IFRS 14 right-ol-use assets are not externally valued, their fair values are determined by management, and are therefore not included in the Group
property portlolic valualion of £8,106m abaove,

Property valuation

The different valuation method levels are defined helow:

Level 1:  Quoted prices [unadjusted] in active markets for identical assets or Liabilities.

Level 2:  Inputs other than quoted prices included within Level 1 that are cbservable for the asset or liability, either directly
{i.e. as prices} or indirectly (i.e. derived from prices|.

Level3:  Inputs for the asset or liability that are not based on observable market data [unobservable inputs).

These levels are specihed in accordance with IFRS 13 "Fair Value Measurernent’. Property valuations are inherently subjective as

they are made on the basis of assumptions made by the valuer which may not prove to be accurate. For these reasens, and consistent
with EPRA’s guidance, we have classified the valuations of our property portfalio as Level 3 as defined by IFRS 13. The inputs to the
valuations are defined as ‘unchservable’ by IFRS 13 and these are anatysed in a table on the following pages. There were no translers
between levels in the year.

The general risk enviranment in which the Group operates remained heightened during the period, which is largety due tc the impact of
Covid-19, uncertainty regarding the impact of the UK's exit from the EU, the significant deterioration in the UK retait market and weak
investment markets. This environment has had, and may continuve to have, a significant impact upon property vatuations.

The Group's total property portiolio was valued by external valuers on the basis of fair value, in accordance with the RICS Valuation -
Global Standards 2019, published by The Royal Institution of Chartered Surveyors.
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10 Property continued

The Covid-1% pandemic has continued to impact global financial markets and market activity in many sectors, with soime real estate
markets having experienced lower levels of transachional activity and liquidily. In some cases, lockdowns’ have been applied - in varying
degrees - lo reflect further ‘waves” of Covid-19. While these may imply a new stage of the crisis, they are not unprecedented in the same
way as the initial impact. As at the valuation date property markels are mostly functioning again, with transaction valurmes and other
relevant evidence returning ta levels which our valuers consider to be an adequate quantum of market evidence upon which to base their
opintons of value. Accordingly, and for the avoidance of doubl, our valuers have not reported their valuations as being subject 1o ‘materiat
valuation uncertainty’ as defined by VPS 3 and VPGA 10 of the RICS Valuatian - Glebal Standards. Our valuers have, however, highlighled
the market context under which their opinions have been prepared and, in recegnition of the potentia! for market conditions to move
rapidly in response to changes in the control or future spread of Covid-19, the importance of the valuation date.

{n preparing their valuations, our valuers have considered the impact of concessions agreed with kenants at the balance sheet date,
which mainly relate to rent deferrals and rent-free periods, on valuations, primarily of relail assets. They have zlso given consideration
to occupiers in higher risk sectors, and those assurmed to be at risk of default, in determining the appropriate yields to apply.

At 31 March 2020 all of our exlernal valuation reports included a ‘material valuation unceriainty’ declaration, which emphasised that
less certainty - and a higher degree of caution - should be attached to the valuations than would normally be the case. in light of this,
we reviewed the ranges used for our sensitivity analysis, and adopted expanded ranges to reflect this increased uncertainty. No such
declaration was included in our valuation reports at 31 March 2021, with our external valuers concluding that there was an adeguate
guantum of market evidence upan which ta base cpinions of value. Conseguently, for the purposes of our sensiiivity tables, we have
determinad it appropriate to revert to the ranges adopted in reporting periods in which the ‘material valuation uncertainty’ declaration
was not present, as we have the same level of certainty over our external valuzations, being +/-5% for ERV, +/-25bps far NEY and +/-5%
for development costs.

There has been na change in the valuatiocn methodology used for investment property as a result of Covid-19.

The information provided to the valuers, and the assurnptions and valuation models used by the valuers, are reviewed by the property
portiotio team, the Head of Real Eslate and the Interim Chief Financial Officer. The valuers meat with the external auditors and also
present directly te the Audit Committee at the interim and year end review of results. Further details of the Audit Committee’s
responsibilities in relation to valuations can be found in the Report of the Audit Committee on paqes 114 to 121

Investrment properties, excluding properties held for development, are valued by adopting the ‘investment methad’ of vatuation.

This appreach iavolves applying capitalisation yields to current and future rental streams net of income voids arising from vacancies or
rent-free periods and associated running costs. These capitalisation yields and future rental values are based on comparable property
and leasing transaclions in the market using the valuers’ professional judgement and market observation. Other factors taken into
account in the valuaticns include the tenure of the property, tenancy details and ground and structurat conditions.

In the case of ongeing developments, the approach applied is the ‘residual method’ of valuation, which is the investment method of
valuation as described above, with a deduction for all costs necessary to complete the develepment, including a notional finance cost,
tagether with a further allowance for remaining risk. Properties held for development are generaily valued by adopting the higher of the
residual method of valuation, allowing for all associated risks, or the investment meihad of valuation for the existing asset.

Copres of the valuation certificates of Knight Frank LLP, CBRE, Jonas Lang LaSalle and Cushman & Wakefield can be found at
britishland.com/reports.

A breakdown of valuations split between the Group and its share of joint ventures and funds is shown below: -

2021 2020

Joint Joint

ventures veniures
Group and lunds Tolal Group and tunds Tetal
€m £m £m Em £m Em
Knight Frank LLP 1,375 [y 1,415 1,420 54 1.474
CBRE 1,642 124 1,764 2.097 183 2.280
Jones Lang LaSalle 849 504 1,355 1,348 765 2113
Cushrman & Waketheld 2,381 2,378 4,759 3.241 2,270 5.5
Total preperty partfolio valuation 6,247 3,048 ?.295 8,106 3272 11,378
Non-conirolling interests 1137] 124) 1163) (185} 135} (221]
Total property portfolio valuation attributable to shareholders 8,110 3,022 9,132 7921 3.236 11.157
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

10 Property continued

Information about fair value measurements using unobservabte inputs [Level 3) for the year ended 31 March 2021

Fair value at ERY per sq It Equivalent yicld Costs to complete per sq It
31 March 2021 Valuation Min Max Average Min Max  Average Min Max  Average
Investment €m 1zchnique [4 € € % % 3 £ £
Retail Investment
2,118  methodology 2 32 18 5 14 8 - Lé 12
Offices Invesiment
2,918  methodclogy 9 176 54 4 [ 5 - 475 85
Canada Water! Residual
) 387 methodology 22 53 50 5 [} 5 162 343 260
Residential Investment
65 methodology 2 2 2 ] 5 5 - - -
Developments Residual
723 methodology &5 90 77 [ 14 [ 2 8¢ 48
Total 6,212
Trading properties
at fair value 35
Group preperty
partfolio valuation 6,247

1. Includes owner-occupied.

Information about fair value measurements using unobservable inputs [Level 3) for the year ended 31 March 2020

Fair value at ERV persq It Equivalant yield Costs to complete per sg ft
31 March 2020 Valuation Min Max Averaga Min Max Average Min Max Average
Investment £m lachnigue . 3 3 £ % % Ey [i 1 £
Retail investrment
3.128  methadology 2 a7 21 4 " 7 - 85 15
Qffices' Investment
3.851 methodology 9 177 40 4 5 4 - 421 62
Canada Water Investment
364  methedology 15 31 20 2z & 4 - - -
Residential Investment
70 methodology 33 38 38 4 4 4 - - -
Developments Residual
660 methodotogy 48 62 59 4 5 4 - 367 220
Total 8,073
Trading properties
at fair value 33
Graup property
portfolio valuation 8.10&

1. Includes owner-occupied.

Information about the impact of changes in unchservable inputs (Level 3) on the fair value of the Group's property portfolio inctuding

share of joint ventures and funds for the year ended 31 March 2021

Fair value at Impact on valuations Impact on valualions Impact on vatualigns

31 March 2021 «5% ERV 5% ERV .25hps NEY  #25bps NEY -S%costs  +5% costs

£m £m £m €m Em Em €m

Retail 2,579 97 196} 7 [85) 2 (2]

Cifices! 5,244 235 (264) 368 (327} 17 [16)

Canada Water 387 58 {60) Fal {64) 77 (77)

Residential 93 1 m 2 (&1 - -

Developments 829 62 161) 101 891 25 {27)
Group property portfolio valuation including share

of joint ventures and funds 9,132 454 1482 433 1566) 121 122)

1 Includes trading properties at fair value.
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10 Property continued
Informsaticn about the impact of changes in unobservable inputs (Level 3] on the fair value of the Group's property portfolio including
share of joint ventures and funds for the year ended 31 March 2020

Fair value a1 Impacl 4n valuations impact on valuations Impact on valuations

31 March 2020 +10% ERY -10% ERV -50bps NEY +50bps NEY -10% costs +10% costs

Em € £m Em £m £m (2]

Retail 3,848 297 {287| 322 {276) 4 4]

Offices! 5,800 553 (530) 878 (678} 26 127}

Canada Waler 364 7 17 [ (&) 136 {133

Residential 9% 2 (2} 4 [3) - -

Developments 1,046 129 1128) 198 [155) 19 [19]
Group property portfolie valuation including share

of joint ventures and funds 11,157 788 1954) 1,610 (1,118 185 {183)

1. Includes trading properties at fair vatue

All other factors being equal:

- a higher equivalent yield or discount rate would lead to a decrease in the valuation of an asset
- anincrease in the current ar estimated future rental stream would have the effect of increasing the capitat value
- anincrease in the costs ta complete would lead to a decrease in the valuation of an asset

However, there are interrelationships between the unobservable inputs which are partially determined by market conditions, which
would impact an these changes.

Provision far impairment of tenant incentives and guaranteed rent increases

A provision of £23m [31 March 202G: £17ml has been made for impairment of tanant tncentives and contracted rent uplifi balances
lguaranteed rentsl. The charge to the incarme statement in relation to write-offs and provisions for imparrment for tenant incentives
and guaranteed rents was E8m {2019/20. £20m) [see Nole 3}. The Directors consider that the carrying amount of tenant incentives is
approximate to their fair value.

The tables below summarise tenant incentives and guaranteed rent increases halances and associated expected credit losses grouped
by credit risk ratings. The split between Offices and Retail has been disclosed on the basis that Offices balances have a iower assurmed
credit risk as a result of the impact of Covid-19 in comparisan to Retait tenants and relate to the significant majority of tenant incentive
balances at year end with an immaterial provision fer impairment apgplied

2021

Ratail Qlfices Total

Tenant Net lenanl Tenant Nel tenant Tenanl Met lenanl Parcentage

. R incentives' Provisizn incentives incenlives' Provision incentives intentives!  Provision incentives provided?
Credit Risk - tm £m £m Em em fm £m ™ m %
CvAY/ Administration 4 {4} - - - - 4 141 - 80%
High 22 117} 5 1 (1)) - 23 (18] 5 T9%
Medium 8 {11 7 1 - 1 9 11] 8 15%
Low 50 - 50 [ x] - 63 113 - 113 -
Total Group 84 {22) 42 65 (1] 64 149 123) 126 15%
Jaint ventures and funds 14 {3) 11 &5 [3) 42 79 (&) 73 B%
Total 98 (25) 73 130 14) 124 228 (29) 199 13%

1. The tenant incentives balance includes guaranteed rent increases.
2. Company Valuntary Arrangemenis,
3. The percentage provided is calculated using the unrounded tenant incentive and provision batance.
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10 Property continued

2020

Relail Qffices Total

Tenant Tenant Tenant Percentage

Credig Risk incentivest Pravision? Met incentives! Provision® Not incentives! Provision? P;Bl prn\rida;‘
Em &m £€m £€m Em Em £m £Em m

CVA?/ Administration 4 ]| 1 - - - 4 (31 1 60%
High kR (6} 5 - - - 11 6) 5 51%
Medium 12 (21 10 2 - 2 14 2] 12 16%
Low 36 - kL] ki3 - 76 1z - 112 -
Tatal Group 63 1 52 78 - 78 141 11 130 8%
Joint ventures and funds 24 {4) 20 43 12) 41 &7 i8] 41 9%
Tatal 87 (15) . 72 121 12] 119 208 1171 191 B%

1. The tenant mceniives balance includes guaranteed rent increases.

2. Company Vluntary Arrangements,

3. The £11m provision for Total Group in the table ahove represents provisions tor impairment of tenant incentves and guaranteed rent increases held by the Group In the year ended
31 March 2020, the Group also held general provisions lor impainment of tenant incentives and guaranteed reni increases of £6m, resulting in a (olal provision of £17m.

4. The percentage provided is calculated using the unrounded tenant incentive and provision balance. .

The tenant incentive balance does not relate to amounts billed and therefore there is no concept of being past due. The expected credit

tosses are detarmined in line with the provisioning approach detailed in Note 1, with the key assumptions being the absolute probability

of locs assumed for esch credit risk rating and a tenant’s assigned credit risk rating. A 10% increase/decrease in the loss rates assumed

for each credit risk rating would result in a E2m increase/decrease to provisions for impairment of tenant incentives. This sensitivity

analysis has been performed on medium and high risk tenants and tenants in CVA or Admuinistration cnly as the stgruficant estimation

uncertainty is wholly related ta these. A 10% increasefdecrease in the percentage share of high and low risk Retail tenants incentives

only, i.e. assuming 10% of tenant incentives move from medium to high risk and 10% of tenant incentives move from low to medium nsk

and vice versa, would result in a E5m increase/decrease in provisions for impairment cof lepant incentives. A movement in the share of

Offices tenant incentives within each credit risk rating has not been considered as management believes there is less uncertainty

associated to the assumption on Qffices tenants’ credit risk ratings. A 10% increase or decrease represents management's assessment

of the reasonable possible change in loss rates and movernent in the percentage share of tenant incentives within each credit risk rating.

The table below shows the mavement in provisions for impairment of tenant incentives dunng the year ending 31 March 2021 on a Group
and on a proportionally consolidated basis.

Proportionalty

. . 3 . . ) Group consolidatad
Mavement in provisions for impairment of tenant incentives Em £m
Provisions for impairment of ienant incentives as at 1 April 2020 17 17
Wrile-offs of tenant incentives 12] 18]
Increase in pravisicn for impairment of tenant incentves 8 18
Total provisicn charge recagnised in income statement 8 13
Provisions for impairment of tenant incentives as at 31 March 2021 23 29

Additional property disclosures - including covenant information

At 31 March 2021, the Group property pertlolio valuation of £6,247m (2019/20: £8,106m] comprises fresholds of £3,127m §2019/20: £4,13%9m);
virtual freeholds of £1,055m [2019/20. £1,050m}; long leaseholds of £1.945m [2019/20 £2,822m]: and short leaseholds of £120m {2019/20:
£95m). The historical cost of properties was £4.812m (2019/20: £5.981m.

Cumulative interest capitalised agains! investment, development and trading properties amounts to £104m (2019/20: £103m).

Properties valued al £1,017m [2019/20 £961m] were subject to a security interest and other properties of nan-recourse companies
amounted to £575m {2019/20; £772m, totaliing £1,592m (2019/20: £1,733m].

Included within the property valuation is £7m (2019/20: £12m] in respect of accrued contracted rental upliftincome and £142m (2019/20:
£129m) in respect of other tenant incentives. The balance arises through the IFRS treatment of leases containing such arrangements,
which raguires the recognition of rental income on a straight-line basis over the lease term, with the difference between this and the
cash recespt changing the carrying value of the property against which revaluations are measured.
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11 Joint ventures and funds
Summary movement for the year of the investments in joint ventures and funds

Joint ventures Funds Total Equity Loans Total
{m £m £m £m £m Em
At 1 April 2020 2,188 170 2,358 1,659 499 2,358
Additions 209 - 209 43 146 209
Disposals 141] 12) [53) 113! (&n) (53}
Shace ol luss un ordinary activilies after taxation' (3301 [27) 357 [213] [144] (357)
Distributions and dividends:
- Capital 4 - 14) 4 - 11
- Revenue (28] (8] 134) [34] - 134}
Hedging and exchange movements ] - 1 1 - 1
At 31 March 2021 1,997 123 2,120 1,459 661 2,120

1. The share of loss on ordinary activities aller taxation comprises equily accounted losses o £213m and IFRS 9 impairment charges aganst leans of £144m, relating to loans
owed by MSC Property Intermediale Holdings Limited {€£131m] and WOSC Paringrs Limited Partnership [£13ml. In accordance with IFRS %, management has assessed the
recoverability of loans 1o joint ventures. Amounts due are expected ta bie recovered by a joint venture sebling ils properties and invesimants and settling financial assets, netc!

financial labillies. The net asset value of a joint veature is considered to be a reasonable approximation of the avaitable assels that could be realised to recaver the amaunts
due and the reguiremnenl to recagnise expected credit tosses.
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Notes to the accounts continued

11 Joint ventures and funds continued

The summarised income stalemeants and balance sheets below and on the following page show 100% of the results, assets and liabilities
of joint ventures and funds Where necessary, these have been restated to the Group’s accounting policies.

Jaint ventures’ and funds’ summary financial staternents for the year ended 31 March 2021

Broadgate MSC Property
REIT Intermediate WOSC Partners Limited
Lid Haldings Lid" Parinershipt
Partners Euro Bluebell LLP Norges Bank Norges Bank
[GIC] Investment tnvesiment
Management Management
Property sector . City Offices  Shopping Centres Wesl End
Broadgale Meadowhall Offices
Group share 50% 50% 25%
Summarised income statements tm Em m
Revenuet 216 85 12
Costs (79 (49 16]
137 35 [
Administrative expenses - - -
Net interest payzble (611 (291 -
Underlying Profit [loss) 76 7 [
Net valuation movement 11721 1£21) 157}
Capital financing costs - - -
Pralit [loss) an disposal of investment properties and investments - -
Loss on crdinary activities before taxation 196) 1414] 151}
Taxation - - -
Loss on ordinary activities after taxation 196) {414) §51)
Other comprehensive income - 3 -
Total comprehensive expense 196) [411) 151)
British Land share of total comprehensive expense [48) (2051 (13]
British Land share of distributions payable 2 1 -
Summarised balance sheets
Investment and trading properties 4,501 779 153
Current assels 13 17 4
Cash and deposils 160 20 5
Gross assets 4,674 815 172
Current babilities {94) 1371 {3l
Bank and securitised debt {1,306} 1552} -
Loans fram joint venture partners {788} (672} [218]
Cther nan-currant liabitities - 7 {4)
Gross liabilities {2,388) 11,078) 1225)
Net assets [liabilities) 2,284 [242) {53)
British Land share of net assets (liabilities) less sharehoider loans 1,143 - -

USS joint ventures include the Eden Walk Shopping Centre Unit Trusl and the Fareham Property Parinership.
Hercutes Unit Trust joinl venlures and sub-funds includes 50% of the results of Deepdale Co-Ownership Trust. Fart Kinnaird Limited Partnership and Valenune
Co-Ownership Trust and 41.25% of Birstall Co-Ownership Trusi, The balance sheet shows 50% of the assats of these joint ventures and sub-funds.

. Inctuded in the column headed ‘Other joint ventures and funds’ are cantribulions from the following: BL Goodrman Limited Partnership, Bivebution Property Management UK
Limited, City of Londen Olfice Umit Trust and BL Sainsbury's Superstores Lirnited

. Revenue includes gross rental income at 100% share of £262m (2019/20: £284m).

. In accardance with the Group's actounting policies detailed 1n Nate 1, the Greup recogmises a nil equity investment in joinl ventures in a net liability position at period end.

. During the year ended 31 March 2021 the Group entered into a joint arrangerment with Atlianz SE, the new joint venlure holds properties which were previously wholly awned by
the Group.

© N -

o o o
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uss Hercules Unit Teust Other Total
BL West End The SoulhGale Limited jeing joinL veniures jint ventures Total Group share
Qifices Limitad® Partnership veniLres' and sub-{unds? and funds? 2021 W2t
Allianz SE Aviva Universities
Investars Superannuation
Scheme Group PLC
West Eng Shopping Shopping Retail
Offices Cenlres Centres Parks
25% 50% 50% Various
im Em Erm £m Em £m £m
b 10 12 30 - n 182
11 110 110) [14] = [14%) (85
] - 2 15 - 202 97
(i [1) - (1) il (94} 145]
4 ( 2 15 I 108 52
(28] (62] (57) (65) - {840) 1409]
8 - - (7 - 1 n
114) 1631 [55) {571 I 1751] [3581
- - - - 3 3 1
(141 (431 (55! 157} 2 {7481 (357
- - - - - 3 1
114) [63) [55) {571 2 {745] (354)
13) 132) 1271 (29) 1 [KETA]
- - 3 8 4 a8
520 144 13t 234 - 6,474 3,067
4 3 i 1 1 [ 22
] 5 5 12 1 214 104
530 152 137 249 2 6,732 3,17
9] 14} (5) (9 - [141) (781
(158 - - - - (2,018} [968)
191 - 131) - (3 (1,727} [8085)
(1l 128} - - - [40] 1271
11931 [32} [38] 19] 13 13,9441 [1,878]
337 120 101 240 {1 2,768 1,315
[13 60 50 122 - 1,459

The borrowings of jaint vealures and funds and their subsidiaries are non-recourse to the Group. Al joint ventures are incorparated i the United Kingdom, with the exception
of Broadgate REIT Limited and the Eden Walk Shopping Centre Unit Trust which are incorporated in Jersey. Of the funds. the Hercules Unit Trust {HUT] joint venlures and
sub-funds are incorporated in Jersey.

These financial statements include the results and financdal position of the Group's interest in the Fareham Property Partrership, the BL Goodman Limited Partnership and the
Gibraltar Limited Partnership. Accordingly, advantage has been taken of the exemptions provided by Regulation 7 of the Partnership [Accounts) Regulations 2008 nos to attach the

parinership accounts lo these financial slatements.
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Notes to the accounts continued

11 Joint ventures and funds continued
The summarised income statements and balance sheets below and on the following page show 100% of the resulls, assets and liabilities
of foint ventures and funds. Where necessary. these have been restated 1o the Group's accounting policies.

Joint ventures’ and funds’ summary financial statements for the year ended 31 March 2020

Broadgate MSC Praperty
REIT Intermediate WDSC Partners Limited
Lig Huoldings Lid Parinership
Partners Euro Biuebell LLP Nerges Bank Norges Bank
(GIC) Investment Investment
Management Management
Property sector City Offices  Shopping Centres West End
Broadgate Meadowhall Offices
Group share 50% 50% 25%
Summarised income statements £m £m £m
Revenuet 203 103 4
Costs 178) 127] 1]
125 16 3
Adrninistrative expenses [ - -
Net interest payable {83) 130) -
Underlying Profit 6 46 3
Net valuation mavernent 204 15421 13)
Capital finanzing costs® {12 - -
Profit {loss] on disposal of investment properties and investments - - -
Profit ftoss] on ordinary activities before taxation 253 1698] -
Taxation - - -
Profit(lossl on ordinary activities after taxation 253 [£96) -
Other comprehensive incame . - 12i -
Total comprehensive income lexpense) 253 1598} -
British Land share of total comprehensive income [expense) 127 1249) -
British Land share of distributions payable 17 & -
Summarised balance sheets
Investment and trading properties 4539 1.202 218
Current assels 28 8 3
Cash and deposils 209 20 [
Gross assels 4,776 1,230 225
Current liabilties 18] 130] (4]
Bank and securitised debt {1,368) (383} -
Loans from jeint venture partners {850; (609 (217
Other nan-current liabilities - {21l (4]
Gross ligbilities {2,335) {1,043) [225)
Net assets 2,440 187 -
Britisk Land share of net assets less shareholder loans 1,220 93 -

1. LSS join ventures include the Eden Watk Shopping Centre Unit Trust and the Fargham Property Partnership.

. Hercules Unit Trust jaint verdures and sub-funds includes 50% of the results af Deepdale Co-Ownership Trest, Fort Kinnaird Limited Parinership and Valentine
Co-Ownershig Trust and 41 25% of Birstall Co-Ownership Trust, The balance sheet shows 50% of the assets of these joint venturas and sub-funds.

3. Included in the column headed ‘Other jeint ventures and funds’ are contributions Irem the following: BL Goodman Limited Parinership, Bluebuttan Property Management UK
Limited, City of Landon Office Unit Trust and BL Sainsbury's Superstores Limiled and Pillar Retail Europark Fund IPREFI. The Group’'s swnership share of PREF is 65%.
however as the Group is not able o exercise control over significan) decisions of the fund, the Group equity accounts for its interest in PREF.

. Revenue includes gross rental income at 100% share of £284m {2018/19: £310m

. Capital financing costs of £32m in gther joint ventures and tunds relales to band redemgpnion costs in afoint venture with Sainsbury’s.

~

e
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uss Hercules Uait Trust Qther Total
The SouthGate Limied joint joint ventures oL veniures Talal Group share
Partnership veniures' and sub-lunds” and funds? 2020 2020
Aviva Universilies
Inveslors Superannuation
Scheme Group PLC
Shepping Shopping Retail
Cenlres Centres Parks
50% 50% Various
Em £€m £m £m £m £m
8 14 32 9 383 171
[5) 15 [8) - 1124) [s2)
13 g 24 9 259 129
i - - ] (1 {1
" - - 12l (98) {49)
n g 24 6 160 79
(5] 1491 11291 ) [569] (284)
- - - 132) {24] 122}
- - 1 12) 1] . -
134) 1401 (104} (331 [454] (2271
{341 1401 1104} (33 [£54) 1227
- - - - 2 {11
134) 1401 1104) (33) (£58) 228)
{17 1201 152) n7 (228]
[ [ 13 136 180
208 188 332 - 6,687 3,288
2 1 2 - &4 24
5 & 11 10 265 M
215 195 345 10 4,996 3,443
14l 13 3] {3 171 (85}
- - - - 1,951l (9751
- 31} - {3l 1,510 (701)
128! - - - 153 [25]
1321 {34] 19] 16) (3.685] [1,788)
183 161 3346 4 3,311 1,657
91 80 M 2 1,457

The borrewings of joini ventures and funds and their subsidiaries are non-recourse 16 the Group. All joint vertureg are incorparated in the United Kingdom, with the exception
of Broadgate REIT Limited and the Eden Walk Shapping Centre Unit Trust which are incarporated in Jersey. OF the funds, the Hercules Unit Trust [HUT] joint ventures and
sub-funds are incorperated in Jersey.

These financial statements include the results and financial position of the Group’s interesi in the Fareham Properly Parlnership, the BL Goodman Limited Partnership and the
Gibraltar Limied Parinership. Accordingly, advantage has been Laken of the exemplions provided by Regulation 7 oi the Partnership [Accounts] Regulations 2008 noi ta attach the
partnership accounts to these financial siatements
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

11 Joint ventures and funds continued
Operating cash flows of joint ventures and funds [Group share]

2021 2020

m £m
Rental income received from tenants 119 13
Operating expenses paid to suppliers and employees {28) 127]
Cash generated from cperations 23 104
Interest paid 1&7) 156}
Interest received - 1
UK carporation tax paid 12) (2)
Cash inflow from operating activities [11 47
Cash inflow from cperating activities deployed as:
Surplus ldeficit) cash retained within joint ventures and funds 10 2]
Revenue distributions per consolidated statement of cash flows 34 L9
Raevenue distributions split between controlling and non-controtling interests
Attributable to non-canirolling interesls 2 2
Attributable to shareholders of the Company 3z &7
12 Other investments

2021 2020
Falr valua Fair value
through Amartised Intangible through Amaortised Intangible
prolil ar loss cost assels Tatal profit or less cast asseis Tolal
im €m im Em Em Em £m £m

At 1 April 111 a 1 125 114 5 10 129
Additions 3 - 5 8 4 2 4 10
Transfers / disposals (109} ( - [110) - {4 - 4]
Revaluation 1 - - 1 171 - - 17
Amaortisation -~ - (&) 14]) - - (3} 13]
At 31 March [ 2 12 20 iR 3 11 125

The armount included in the fair value through profit or loss relates to private equity / venture capital investments of £6m (2019/20: £2m]

which are calegorised as Level 3 in the fair value hierarchy and government bonds of £nit (2019/20: £16m] which are classified as

Level 1. The fair values of prvate equity / veniure capital investments are determined by the Directors,

As at 31 March 2020, fair value through profit or less inctuded E93m carnprising interests as a trust beneficiary. The trust’s asseis

comnprise freehold reversions m a pool of commerciat properties, cemprising Sainsbury's superstores. This interest was sold for £102m

in the year ending 31 March 2021,
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13 Debtors

2024 2020
. £m Em
Trade and other debtors kL] 29
Prepayments and accrued income 14 10
Rental deposits [ 17
56 56

Trade and other debtors are shown after deducting a pravision for impairment against tenant debtors of £57m (2019/20: £14m]. Accrued
incorne is shown after deducting a provision for impairment of £5m (2019/20: Eail). The provision for impairment is calculated as an expected
credit loss on trade and other debtors in accordance with [FRS 9 as set cutin Note 1

The charge to the income statement for the year in relation to provisicns for impairment of trade recewvables and accrued income was
£52m {2019/20: £4m), as disciesed in Note 3. Within this charge, £9m (2019/20: Enill represents provisions for impairment made against
receivable balances related to billed rental income due on 25 March rent quarter day. Rental income is recogrised on a siraight-line
basis over the lease term in accordance with IFRS 16. The majority of rental incomne relating to 25 March rent quarter day has, therefore,
nat yet been recognised in Lhe income statemment in the current year and is instead recognised as deferred income, within current
liabilities as at 31 March 2021, As the rent due on 25 March has been billed to the tenant, however, the Group is reguired to provide

for expected credit losses at the balance sheet date in accordance with IFRS 9. This creates a mismalch in the period between the
recognition af rental income and the impairment of the associated rent receivable.

The increase in provisions for impairment af trade debtors and accrued income of £48m [2019/20: £3m is equal to the charge to the income
staternent of £52m [2019/20: E4m), tess wrile-ofls of trade deblors of £4m (2019/20: £1m).

The Directors consider that the carrying amount of trade and other deblors is approximate to their fair value. Further details about the
Group's credit risk rnanagement practices are disclosed in Nate 17,

The tables below summarise the ageing profile for tenant debtors and associated expected credit losses, grauped by credit risk rating. The
expected credit osses are determined in line with the provisioning approach detailed in Note 1. The majority of cutstanding tenant deblors
relate to tenants in the Retail sector.

Provisions for impairment of tenant debtors
M March 2021

Percentage
Tenant deblars Provision Net tenant debtor provided”
<90 90 -181 183 - » 385 <90 90-182 183 - » 385 <%0 90-182 183 - > 363
. days days 365days days Total days days 355 days days Total days days 145 days days Total Total
Credit risk €m tm Em  fm  fm £m €m €m £€m tm £m £m €m tm £m %
cva/
Administration [ 7 % & 13 {6] 171 &k (4 (33 - - - - - 100%
High 8 [ 4 117 (&) 14) 4} m N1y 4 - - - 4 75%
Medium 4 2 2 - 8 1) i 12t - 14) 3 1 - - 4 L7%
Low 15 4 4 1 24 {1 {1 (4} (1) 17} 14 3 - - 17 28%
Total Group 1 17 24 8 82 (12)  [13) (24} 18) {871 21 [ - - 25 9%
Jointventures
and funds 12 3 7 5 27 2 1 (7} 5) (15} 10 2 - - 12 56%
Total 45 20 31 13 109 (14) (4 (3 (1 (72} N [ - - 37 66%

1. The percentage provided is calculated using ihe unrounded lenant debtor and prevision balance.
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Notes to the accounts continued

13 Debtors continued
It March 2020

Perceniage
Tenant deblors Prouision Net Lanant debior provided!
<90 90 -182 183 -0365 365 <%0 $0-182 183-265 > 355 <90 0- 182 183 - 385 > 345
o days days days  days Toul days days days days Total days days days days Tolal Tatal
Credit risk £m Em fm  €m_ Em £m fm £m Em tm £m £m frm Em_ Em %
cva/
Adrrinistration 4 2 i - 9 12) i2l {3t - (71 2 - - - 2 9%
High 2 1 Tk 12) ne bl - 14) - - - - - 87%
Medium ? - - - 9 (2 - - - 12} 7 - - - 7 19%
Low B8 - - - 8 (1] - - - 1] 7 - - - 7 7%
Total Group 23 3 4 - 0 [7) 13} (4] - |14} 16 - - - 16 &7%
Joint ventures
and funds 7 2 1 - 10 (4 1 1) - 13 4 1 - - 7 30%
Total 30 3 5 - 40 (8l [4) (5] - 177) 22 1 - - 23 43%

1. The percentage provided is calculated using the unrounded tenant debtor and pravision balance.

Pravisions for impairment of accrued income

The tatle below summarises accrued income and associated expecled credit losses, grouped by credit risk rating. The expected credit
losses are determined in line with the provisioning approach detaied in Note 1. Accrued income relates ta concessions offered to
tenanis in the form of the deferral of rental payments. Rental incorme relaling lu the year ending 31 March 2021, which has not yet been
invoiced, is recognised on an accruals basis in accordance with the underiying lease. '

3t March 2021 31 March 2020

Acerued Net acerved Perceniage Accrued Net accrued Perceniage

L. incame Provision income provided' intome Provision income provided
Cradit risk £m Em €m % £m tm £m %
CVA/ Administratian 1 1 - 100% - - - -
High 4 14 - 100% - - - -
Medium 2 - 2 25% - - - -
Low 2 - 2 10% - - - -
Total Group 9 13 & 56% - - - -
Joint ventures and funds 1 (1} - 100% - - - -
Total 10 (3] 3 0% - - - -

1. The percentage pravided is calculatad using the unrounded zccrued income and provision balance

The table below summarises the moverment in provisioning for impairment of tenant debtors and accrued income during the year ending
31 March 2021,

Propaortionally

. P B . . Growp consalidated
Mavement in provisions for impairment of tenant debtors and accrued income Em tm
Provisions for impairment of tenant debtors and accrued income as at 1 Aprit 2020 14 17
Wite-offs of tenant debtors [4) &)
Increase in provision for impairrnent of tlenant debtors 47 59
increase in prevision for impairment of accrued income 5 [
Total increase in provision charge recognised in income staternent 52 65
Provision for impairmant af tenant debtors and accrued income as at 31 March 2021 62 78
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13 Debtors continued

The impact of Covid-19 has given rise to an increase in rental debtors due from tenants as a result of delays in recewing payment.
Provisianing for impairment of rental debtors 1s considered to be an area of significant estimation at the balance sheet date and, as

a result, we include sensitivity tables, below, to itlustrate the impact of changes in assumptions on provisions for impairment of rental
debtors and accrued income recognised at the batance sheet date

The key assumpticns within the expected credit loss model include the loss rales assumed for each credit risk rating and ageing
cambination and a tenant’s assigned credit risk ratings The sensitivily table, below. illusirates the impact on provisions as a result of
firslly, changing the abscluts loss rate percentages for each ageing and credit risk category and secondly, the impact of changing the
percentage share of high and low risk deblors for Retail tenants only, i.e. assuming 10% of debters move from medium to high nsk and
10% of debtors move from low to medium risk and vice versa. A 10% increase or decrease represenis management’s assessment of the
reasonable possible change in less rates.

impact on provisions {mpact on previsions
10% Increase in % 10% Decrease in %
Provision at 10% Increase in  10% Decreasein loss shara ol high risk sharg ol high risk
11 March 2021 lossrates® rales’ tenant debtors? tenant debtors?
£m £m Em im im

Provision for impasrrnent of tenant debtors 57 1 [6) 5 15l
Provision for impairment of accrued incorme 5 - [1} 1 11
Group total provision for impairment of tenant debtors

and accrued income &2 1 7 b 1]

. This sensitmty anatysis has been performed on medium and high risk tenants and tenants in CVA ar Administration anly as the signiticant estimation uncertainty 15 wholly
reiated o these.

. This sensilivity analysis has been performed on Retait tenants anly. A mavement in the share of Offices tenant debtors within each credit risk rating has nol been considered as
management believes there is less uncertainty associaled to the assumption on Offices lenants’ eredit nisk ratings.

~

14 Creditors

201 2020

£m fm

Trade credtors 55 55
Dther taxation and social security 25 27
Accruals 48 89
Deferred income [-¥4 58
Lease liabilities 5 7
Rental deposils due to tenants [ 17
219 253

Trade creditors are inlerest-free and have settlement dates within one year. The Directors consider that the carrying amount of trade
and other creditors is approximale to their far value.

15 Other non-current liabilities

2021 2020

£m im

Lease liabiiities 128 154
128 156
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Notes to the accounts continued

16 Deferredtax
The movernent on defarred tax is as shown below:

Deferred tax assets year ended 31 March 2021

14pril Debited \o Credited 31 March
2020 income ta equity mn
£m £m Em £m
Temporary differences 5 151 - -
5 (5] - -

Deferred tax liabilities year ended 31 March 2021
Em Em Em £m
Property and investrment revaluations 16} - [ -
16} - [ -
Net deferred tax liabitities 1] L ] -

Deferred tax assets year ended 31 March 2020

L Aprit Debiled 1o Credited 3k March
Toxe income! to equity? 2020
£m £m Em Em
Interest rate and currency derivative revalualions 1 (1 - -
Temporary differencas 6 1l - 5
7 (2] - S

Deferred tax liabilities year ended 31 March 2020
£m £m Em €m
Properly and invastment revaluations (&l - - 1)
{6l - - i6)
Net deferred tax assets Hiabilities) 3 2] - 1l

1. AElmcredit in respecl of the deferred tax asset, credited {o income, results fram the change in the tax rate used to calculate the deferred tax to 19% [2018/19: 17%].
2. Afimdebitin respect of the deferrad tax liability, debited tc equity, resulls from the change in the tax rate used lo calculats deferred tax to 19% (2018/19: 17%).

The following corporation tax rate has been substantively enacted: 19% effective from 1 April 2017. The deferred tax assets and labilities
have been calculated at the tax rate effective in the period that the 1ax is expected to crystallise.

The Group has recognised a deferred tax asset catculated at 19% (2019/20: 19%) of £nil {2019/20° E4rml in respect of capital losses from
previous years available for offset against future capital profit. Further unrecognised deferred tax assets in respect of capital losses of
E137m (2019/20- £135m] exist at 31 March 2021.

The Group has recognised deferred tax assets on derivative revaluations to the extant that luture malching taxable profits are expected
to arise. At 31 March 2021, the Group had an unrecegnised deferred tax asset calculated at 19% (2019/20: 19%] of £45m [2019/20: £52m
in respect of UK revenue tax losses from previous years.

Under the REIT regime, development properties which are sold withn three years of completion do not benefit from tax exemption.
At 31 March 2021, the value of such properties is £801m [2019/20: £254m] and if these proparties were to be sold and no tax exemption
was available, the tax arising would be £0.3m (2016/20: £21m|
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17 Net debt

2021 2020
Fgalnole £m {m
Secured on the assets of the Group
5.244% First Mortgage Debenture Bonds 2035 361 375
5.0055% First Mortgage Amortising Debentures 2035 a9 91
9.357% First Martgage Debanture Bonds 2028 241 249
Bank loans 1 as5a 515
1,049 1,230
Unsecured
4.635% Seruor US Dollar Notes 2021 2 157 180
4.766% Senior US Dollar Notes 2023 2 102 117
5.003% Senior US Dotlar Notes 2026 2 &7 80
3.81% Senijor Notes 2026 1111 13
3.97% Senior Nates 2026 112 115
0% Converiible Band 2020 - 347
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Dollar Notes 2025 2 77 8%
2.67% Senior Notes 2025 37 37
2.75% Senior Motes 2026 a7 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 162
Facilities and overdralls 181 677
1,241 2272
Gross debt 3 2,410 3,502
Inlerest rate and currency derivative liabililies 128 V6%
Interest rate and currency derivative assets 135) (2311
Cash and sharl term deposils 45 [154) (193]
Total net debt 2,249 3.247
Net debt attribulable to non-controtling interests 1700 1071
Net debt attributable to shareholders of the Company 2,179 3,340
Tolal net deit 2,249 3.247
Amounts payable unger leases (Notes 14 and 15] 133 163
Total net debt [including lease liabilities) 2,382 3.410
Net debt attributable to non-controlting interests [including lease liabilities) (75) 2
Net debt attributable to shareholders of the Company lincluding lease Liabilities) 2,307 3,298
1. These are non-recourse borrowings with no recourse for repayment 1o ather companies or assets in the Group.
2021 2020
£m im
Hercules Unit Trust J58 515
358 515

2. Principal and interest on these borrowings were fully hedged inla Sterling at a floating rate at the Lime of issue.

3. The principat amount of gross debt al 31 March 2021 was £2,291m [2019/20: £3,294m). Included in this is he principal amaount of secured borrowings and other borrowings of
nen-recourse companies of £998m of witich the borrowings of the partly-owned subsidiary. Hercules Unit Trust, not beneficially owned by the Group are E79m.
4. Included within cash and shart term deposils is the cash and sherd terrm depasits of Hercules Unil Trust, of which £8m is Lhe proportion nat beneficially owned by 1he Group.

5. Cash and deposits nat subject ta a security inlerest amount to £145m [2019/20: E§73m].
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17 Net debt continued
Maturity analysis of net debt

00 2020
Im £m
Repayable: within one year and on demand 161 637
Belween. eneand lwo years 169 188
two and five years 846 829
five and ten years 738 1,141
ten and fifteen years 495 107
fifteen and twenly years - 400
2,249 2,869
Gross debt 2,410 3,502
Interest rate and currency derivatives 7 162
Cash and short teren deposits [154) 193]
Net debt 2,249 3,247
0% Cenvertible bond 2015 (maturity 2020}
0On 9 June 2020, the £350 million convertible bonds were redeemed at par in cash.
Fair value and hook value of net debt o
02t 2020
Fair value Book value Diflerence Fair value Boak value Qilferance
£m m £m Em £m £m
Debentures and unsecured bonds 1,978 1,87 107 2.022 1.964 58
Converiible bonds - - - 347 347 -
Bank debt and other floating rate debt S4L6 53¢ 7 1,197 1,19 ]
Gross debt 2,524 2,410 114 3.566 3.502 b4
Interest rate and currency derivative liabilities 128 128 - 1469 169 -
Interest rate and currency derivative assets 1135) [135) - {231) 1231) -
Cash and short term deposits 1154} [154) - (193] [193) -
Net debt 2,383 2,249 114 331 3,247 64
Ne1 debt attributable le nen-controlling interests [70} 1701 - [107) [107] -
Net debt attributable to shareholders of the Company 2,293 2,179 114 3.204 3.140 b4

The fair valuas of debentures, unsecured bonds and the convertible bond have been established by abtaining quoted market prices
from brokers. The bank debt and other Rloating rate debt has been valued assuming it could be renegatiated at contracted margins.
The derivatives have been valued by calculating the present value of expected future cash flows, using appropriate market discount rates,

by an independent treasury adviser.

Short term debtors and creditors and cther investments have been excluded from the disclosures on the basis that the fair value is
equivalent to the book value. The fair value hierarchy level of debt held at amortised cost is Level 2 (as defined in Note 10].
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17 Net debt centinued
Group loan to value [LTV]

2021 220
cm im
Group loan to value {LTV] 25.1% 28.9%
Principal amount of gross debt 2,291 3,294
Less debl attribitahie io non-controlling interests i79) {113}
Less cash and short term deposits [bzlance sheet] (1541 (193
Plus cash attributable to non-controlling interests 8 6
Total net debt for LTV calculation 2,066 2994
Graup properly porltiolio valuatien {Note 101 6,247 8.106
Investments n joint ventures and funds {Nate 11) 2,120 27358
Other investments and property, plant and equipment balance sheet]’ 26 131
Less property and shvestments attributable to non-controlling interesis {163) {221
Tolal assets for LTY calculation 8,230 10374

1 The £24m difference between other investments and plant, property and equipment per (he balance sheet totalling E50m, relates 1o a right-of-use asset recognised under a
lease which is classified as property, plant and equipment which is not included within Total assats for the purpases of the LTV caleylarion.

Proportionally consolidated loan to value ILTV]

2021 2020

Lm Em

Proportionally consoglidated loan ta value [LTV) 32.0% 34.0%
Principal ameunt of gross debt 3,262 4,271
Less debt attributable (o non-controlling interests 791 (113)
Less cash and short term deposils (258} (3221
Plus cash attribulable 1o non-controtling interests 10 [
Total net debt for proportional LTV calculation 2,935 3.842
Graup property portfolio valuation [Nate 10} 6,247 8,106
Share of property of joint ventures and funds [Note 10 . 3,048 3272
Other investments and property, plant and equipment [balance sheet|’ 24 13
Less properly attributable to non-controlling interests (163 [221]
Total assets for praportional LTY calculation 9,158 11,288

1. The E24m difference between other investments and plant. property and equipment per tha balance sheet totalling £50mn, relates o a righi-of-use asset recognised under 3
lease which is classified as property, plant and equipment which is not included within Tatal assets tor the purpeses of the LTV calculation,
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17 Net debt continued
British Land Unsecured Financial Covenants

The two financial cavenants applicable to the Group unsecured debt including convertible bonds are shown below:

2021 2%20
£m m

Net Barrowings hot to exceed 175% of Adjusted Capital and Reserves 3% £0%
Principal armounl of gross debt 2,271 3,294
Less the relevant proportion of berrowings of the partly-owned subsidiary/non-controlling interests 79} [113)
Less cash and deposils Ibalance sheet} (154} {193
Plus the relavant proportion of cash and deposits of the partly-owned subsidiary/nan-controlling interests a8 4
Net Barrowings 2,066 2,994
Share capital and reserves |balance sheet) 5,983 7.147
EPRA deferred tax adjustment [ZPRA Table Al - 4
Trading properly surpluses (EPRA Table Al 9 13
Exceplional refinancing charges |see belowl 188 199
Fair value adjusiments of financial instruments (EPRA Table Al 115 141
Less reserves aitnibutable to non-controlling interesis [balance sheet) {59) 11121
Adjusted Capital and Reserves 6,234 7.394

In calculating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, there is an adjustment of £188m
[2019/20: £199ml to reflect the cumulative net amortised exceptional items relating to the refinancings in the years ended 31 March

2005, 2006 and 2007.

2021 2020

m €m

Net Unsecured Berrowings not to exceed 70% of Unencumbered Assets 25% 30%
Principal amount of gross debt 2,291 3,294
Less cash and deposits not subjecl to a security interest (being £145m less the relevant propartion of cash and deposits
of the partly-owned subsidiary/non-controlling interests of £4m) [139] 11631
|_ess principal amount of secured and non-recourse borrowings (998 11,155}
Net Unsecured Borrowings 1,154 1,949
Group progerty portfalio valuation (Note 10) 6,247 8,106
Investments in jeoint ventures and funds [Note 11} 2,120 2.358
Dther investments and property, plant and equipment [balance sheet]! 26 131
Less invastments in joint ventures 12,120} 12.358]
Less encumbered assets [Note 10/ 11,592} [1.733)
Unencumbered Assets 4,681 4,504

1. The £24m difference between other investrnents and plant, property and equipment per the balance sheel totalling £50m, relates to a right-of-use asset recogmsed under a
jease which is classitied as property, plant and equipment which is not included vathin Unencumbered Assets for the purposes af the covenant calculation.
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17 Net debt continued

Reconciliation of movernent in Group net debt for the year ended 31 March 2021

Arrangement
Faraign costs
020 Cash flows Transfers? exchange Fairvalue  amaortisation 2021
£Em Em £m £m Em Em im
Short term borrowings 4637 1637 161 - 12 2 181
Leng term borrowings 2,865 (3671 (161) [44) (46} 2 2,249
Cerivatives' ] 162 14 - 73 (3] - 7
Total Liabilities from financing activities* 3,440 (9701 - - 151) 4 2,403
Cash and cash equivalents {193) 39 - - - - (154)
Net debt 3,247 1951} - - (51) 4 2,269
Reconciliation of movement in Group net debt for the year ended 31 March 2020
Arrangemen|
Fareign i gemzls
2019 Cash flows Transters® exchange Fair value amortisation 2020
£m £m £m £rm £m £m Im
Shert term barrowings 99 (121 437 - 22 - 637
Long terrm barrowings 2932 507 [637] 21 37 3 2.865
Derivatives? 124) 4 - (21} [21] - (62)
Total Liakilities from hnancing activities® 3.007 390 - - 38 5 3,440
Cash and cash equivalents {242} 49 - - - - 1193}
Net debt 2,765 439 - - 38 5 3,247

{. Cash flows on derivatives include £24m of net recelpts an derivative interest.
2. Cash flows on derivatives include £17m ol nel receipis an dervative interest.
3. Translers comprises debt maturing frem leng term te short term borrowings.
4. Cash ftows of E990m shown ahowe reprasents nat cash flows on capital paymants in raspect of interest rate derivatives of E10m, decrease in bank and other borrowings of
£1.218m and drawdowns on bank and other barrowings of £214m shown in the consalidated statement of cash flaws, along with E26m of net receipts on derivative interest.
5. Cash flows of £390m shown above represents net cash flows on capital payments in respact of interesl rate derivatives of £14m, decrease in bank and other borrowings aof
£189m and drawdowns on bank and othar barrewings of £574m shown in the consolidated statement of cash flows, along with £77m of net receipts an derivative interest.

Fair value hierarchy

The table betow provides an analysis of financiat instruments carried at fair value, by the valuation method. The fair value hierarchy

levels are defined in Note 10.

2021 2070

Level 1 Level 2 Lavel Total Level 1 Level 2 Levet 3 Total

£m im €m £m £m £m Em Em

Intereslt rate and currency derivalive assels - (135) - (135) - {231} - 1231

Qther invesiments - fair value through profit

or loss [Note 12) - - (8) ] {16} - 195) 1111)
Assets - [135] (&) 1141) [16] (231 195) 1342
Interest rale and currency derivative liabilities - 128 - 128 - 169 - 149
Convertible bonds - - - - 347 - - 347
Liabilities - 128 - 128 347 169 - 516
Total - 7 16] 113) 331 162) 195] 174
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17 Net debt continued
Categories of financial instruments

021 2020

£m Em
Financial assets
Amortised cost
Cash and short term deposits 154 193
Trade and nther dabtors [Mote 13) 42 4b
Other investments (Note 12) 2 3
Fair value through profit or loss
Derivatives in designated fair value hedge accounting relatienships'? 128 209
Derivalives not in designated hadge accounling relatianships 9 22
Other invesiments INote 12} ] 1114
139 584

Financial liabilities
Amartised cost
Credilars [Note 14) . ’ {161 §180]
Gross debt [2,410) 13.153]
Lease liabilities [Notes 14 and 15| 1133) {163
Fair value through profit or loss
Derivatives not in designated accounting relationships [128) [167]
Convertible bond - 1347)
Fair value through other comprehensive incame
Derivatives in designated cash flow hedge accounting relationships'? - [2]

[2,812) {4,014
Total 12,473) (3,430

1. Derivzlive assets and liabilities in designated hedge accounting relationships sit within the derivative assels and derivative liabiiities balances of the consplidated balance sheel.
2. The fair value of derwvative assets \n designated hedge accounting ralationships raprasents the accurmulated amount af tair value hedge adjustments on hedged itemns.

Gains and losses an financial instruments, as classed above, are disclosed in Note & [nel financing costs], Note 13 [debtors|,

the consolidated income staiement and the consolidaied statement of comprehensive income. The Directors consider that the

carrying amounts of other investments are approximate to their fair value, and that the carrying amounts are recoverable.

Capitat risk management

The capital structure of the Group consists of net debt and eguity attributable to the equity holders of The British Land Company PLC,
comprising issued capital, reserves and retained earnings Risks relating to capital structure are addressed within Managing risk in
delivering our strategy on pages 78 to 87. The Group's objectives, policies and processes for managing debt are set out in the Financial
policies and principles on pages 75 to 77. ’

Interest rate risk management
The Group 1s considering the processes for transition of existing LIBOR based debt and derivatives to reference SONIA, alongside
emerging market practice.

The Group uses interest rate swaps and caps to hedge exposure to the variability in ¢ash flows on floating rate debt, such as revolving
nank facilities, caused by movements in market rates of interest. The Group's objectives and processes for managing interest rate risk
are set out in the Financial policies and principles on pages 75ta 77. ’

At 31 March 2021, the fair value of these derivatives i1s a net lrability of E124m. Interest rate swaps with a fair value of Enil have been
designated as cash flow hedges under {FRS 9.

The ineffectiveness recognised in the income statement on cash flow hedges in the year ended 31 March 2021 was Enil (2019/20: Enil}.
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17 Net debt continued

The cash flows occur and are charged to profit and loss until the maturity of the hedged debt. The table below summarises variable rate
debt hedged at 31 March 2021.

Variable rate debt hedged

021 2020

£m Em

Quislanding:  at che year ) 875 855
at two years 1,050 1,005

at five years 250 250

atten years 250 250

Fair value hedged debt
The Group uses interest rate swaps to hedge exposure on fixed rate financial babilities caused by movements in market rates of interest.

At 31 March 2021, the fair value of these derwvaiives 1s a net asset of £132m. Interest rate swaps with a fair value of £126m have been
designated as fair value hedges under IFRS 9 [2019/20: asset of £209m).

The cross currency swaps of the 2021/2023/2025/2026 US Private Placements fully hedge the foreign exchange exposure at an average
floating rate of 142 basis points abave LIBOR. These have been designated as fair vaiue hedges of the US Private Placements.

Interest rate profile - including effect of derivatives

2021 2020

€m €m

Fixed or capped rate 2,249 2317
Variable rate [net of cash) - 930
2,249 3,247

Atl the debt is effectively Sterting denominaled except for £6m of USD debt of which £6m s at 2 variable rate (2019/20: £5m).

Al 31 March 2021 the weighled average interest rate of the Sterling fixed rate debt is 4.2% 12019/20: 3.2%]. The weighted average period
far which the rate is fixed 1s 9 2 years [2019/20: 8.0 yearsi. The floating rate debt is set for periods of the Company’s choosing at the
relevant LIBOR [or similar] rate.

Proportionally censolidated net debt at fixed or capped rates of interest

2021 2020
Spot basis 100% 81%
Average over next five-year forecasl period 78% 75%
Sensitivity table - market rate movements '
2021 2020
Increase Decrease Increase Decrease
Mavement in interegst rates [bps)! 78 (78] 58 158]
Impact on undertying annual profit [Em] 19) 10 12) 15
Movernent in medium and long term swap rates [bps)? 181 [181) 173 n73
Impact en cash flow hedge and non-hedge accountad derivative
valuations (£m] 74 (60 106 181]
Impact on converiible bond valuations {£m]? - - 1 )

k. The movement used for sensitivity analysis represents the largest annual change in the three-month Sterling LIBOR over the fast 10 years.
2. This movement used for sensitivity analysis represents the Largest annual change in the seven year Sterling swap rale over thefast 10 years.
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17 Net debt continued

Foreign currency risk management

The Group's policy is to have mo materiai unhedged net assets or lizhilities denominated in fareign currencies. The cusrency risk on
overseas investments is hedged vis foreign currency denarminated borrowings and derivatives. The Group has adopted net investment
hedging in accordance with IFRS 9 and therefore the portion of the gain or loss on the hedging instrument that is deterrined Lo be an
effective hedge is recognised directly in equity. The ineffective portion of the gain or loss on the hedging instrument is recognised
immediately in the income statement.

The table below shows the carrying amounts of the Group's foreign currency denominaied assets and liabilities. Provided contingent tax
on overseas investments is nol expecled to occur it will be ignored tor hedging purposes. Based on the 31 March 2021 position a 27%
appreciation ltargest annual change over the last 10 years] in the USD relative to Sterling would result in a Enil change [2019/20; Enil)

in reported profits.

Assels Liabilives
2021 2020 01 2020
Ent £m £m Em
USO denominated 8 4 L) 5

Credit risk management

The Group's approach ta credit risk management of counterparties is referred to in Financial policies and principles on pages 75to 77
and the risks addressed within Managing risk in delivering our strategy on pages 78 to 87. The carrying amount of financizl assets
recorded in the tinancial statements represents the Group's maximum exposure to credit risk without taking acceunt of the value of
any collateral cbiained.

Banks and financial institutions:
Cash and short term deposits at 31 March 2021 amounted to £154m (2019/20° £193m. Deposits and interest rate deposits were placed
with financial institutions with BBB+ or betier credit ratings.

At 31 March 2027, the fair value of all interest rate derivative assets was £135m (2019/20: £231m].

AL 31 March 2021, prior 10 taking into account any offsel arrangements, the largest combined credit exposure 1o a single counterparty
arising from money market deposits, liquid investmenis and derivatives was £47m (2019/20: £94ml. This represents O 8% (2019/20: 0.8%)
of gross assals.

The depesit exposures are with UK banks and UK branches of internaticnal banks.

Trade receivables:

Trade receivables are presented net of provisions for impairment for expected credit losses Expected credit losses are calculated on
initial recagnition of trade receivables and subsequently in accordance with I[FRS 9, taking into account historic and forward-tcoking
information. See Note 13 for further details and credit nisk related disclosures

Lease incentives:

Lease incentives are inciuded within the investment property balance and provisions for impairrment for expected credit losses for lease
incentives are recognised within trade receivables. Expected credit losses are calculated on initial recognition of tenant incentives and
subsequently in accordance with IFRS 9, taking nio account historic and forward-lcoking snformation. See Note 10 for further details
and credit risk related disclosures.

Liquidity risk management
The Group's approach to liquidity risk management is discussed in Financial policies and principles on pages 75 ta 77, and the risks
addressed within Managing risk in delivering our strategy on pages 78 tc 87.

The following table presents a maturity profile of the contracted undiscounied cash flows of financial liabilities based on the earliest date
on which the Group can be required to pay. The tabie includes both interest and principal flows. Where the interest payable is not fixed,
the amount disclosed has been determined by reference to the projected interest rates implied by yield curves at the reporting date.

Far derivative financiat insiruments that settle on a net basis {e.q. interest rate swaps] the undiscounted net cash flows are shawn and
for derwatives that require gross settlement fe.q. cross currency swaps) the undiscounted gross cash flows are presented. Where
payrnent obligations are in foreign currencies, the spol exchange rate ruling at the balance sheet date is used. Trade creditors and
arnounts owed to joint ventures, which are repayabte within one year, have been excluded from the analysis.

The Group expects to meet its financial liabilities through the varicus available liquidity scurces, including a secure renta! income profile,
asset sales, undrawn committed borrowing facilities and. in the longer term, debt refinancings
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17 Net debt continued

Liquidity risk managernent continued

The future aggregate minimum rentals receivable under non-c¢anceliable operating leases are shown in the table on the following page.
Income from joint ventures and funds is not included on the foliowing page. Additianal liquidity will arise from letting space in properties
under construction as well gs from distributions received irom jeinl ventures and funds.

2021
Within Following Three la Qver five
ane year year five years years Toval
Em £m &m £m m
Debt 161 m 785 1,213 2,320
Interest on debt 76 73 18% 270 408
Derivaiive payments 148 15 199 145 507
Lease liability payments B 9 29 329 375
Tolal payments 393 248 1,202 1,957 3,820
Derivative receipls 1191} [25) 1221} 174} 1511
Net payment 202 243 981 1,883 3,209
Dperating leases with tenants 290 241 505 555 1,5
Liguidity surplus {deficit| aa [F]] 1478) [1,328) (1,718
Cumulative Liquidity deficit a8 84 1390) {1,718]
2020
Within Following Three to Over five
ane year year five yaars yaars Tatal
Em £m Em Em £m
Debt! 638 179 581 1,980 3378
Interest en debt 90 81 215 354 742
Oerivative payments 1 156 132 258 557
Head lease payments 1 10 25 465 511
Tolal payments - 750 426 953 3059 5,188
Oerivative receipts (311 1207} 1179} [193) 1610}
Net payment e 219 774 2,866 4,578
Operating leases with tenantg 406 342 724 211 2383
Liquidity surplus [dehcit) 1313] 123 (500 (1.959] (2,195
Cumulative liguidity surplus [deficit)] 1313) (1901 (240 [2.195]

1. Gross deht of £2.410m [2019/20: £3,502mi represents the total of £2,330m (2019/20: £3,378mk, less unamortised issue costs of £10m [2019/20: £10ml. plus fair value
adjustrrents to debt of £90m (2019/20: £134ml.

Any short term liquidity gap between the net payments required and the rentals receivable can be met through other liguidity sources

availzble to the Group, such as committed undrawn borrewing facilities The Group currently holds cash and short term deposits of

£154m of which £145m is not subject to a securily interest (see footnote 5 ta net debt table on page 193]. Further liquidity can be

achieved through sales of property assets or investments and financing activily.

Tne Greup's property pertfolig is valued externally at £4,247m and the share of joint ventures and funds’ property is valued at £3,048m.
The committed undrawn borrowing facilities avaitable to the Group are a further source of liguidity. The maturity profile of cormmitted
undrawn borrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

2021 2020
tm £m

Maturity date:  over live years 347 50
\ betweenfour ang five years . 1,049 1,046
batween three and four years 294 -

Total facilities available for more than three years 1,690 1,096
Between two and three years - 20
Between one and two years - -
Within one year - -
Tatat 1,690 1,116
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17 Net debt continued

Liquidity risk management continued

The undrawn facilities are compnised of British Land undrawn facilities of £1,690m plus undrawn facilities of Hercules Unit Trust
totaling E£nil

18 Leasing

Dperating leases with tenants

The Gruup leases cut all of its \nvestrent properties under operating leases with a weighted average lease length of five years
(2019/2C. six years). The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

021 2020

tm Em

Less than one year 290 406
Between aneg and two years 7 241 42
Between three and five years 505 724
Beiween six and ten years 392 438
Between eleven and filteen years 110 192
Belween sixteen and twenty years 33 52
Alter twenly years 20 29
Total 1,591 2,383

Lease commitments

The Group's leasehald investment properties are typically under non-renewable leases without significant restrictions. Lease liabilities
are payable in line with the disclosure below and no contingent rents were payable in either period. The lease payments mainly relate
to head leases where the Group does not own the freehold of a property.

2021 2020
Minimum Minimum
lease . lease
payments interesi Principal paymenis interes: Princrgal
£m £m £m £m £m Em
British Land Group
Less than one year 8 3 5 11 4 7
Between one and two yaars 9 k] [3 10 4 [
Between twe ang five years 29 9 20 25 12 13
More than five years 329 227 102 465 328 137
Total J75 242 133 511 348 143
Less future finance charges 242} 1348)
Present value of lease obligations 133 163
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19 Dividends

As announced on 9 October 2020, dividend payments were resumed in the year ended 31 March 2021 following the termporary
suspension in March 2020. Under the Group's revised dwidend policy, gaing forward the dividend will be paid semi-annually, fixed at 80%
of Underlying earnings per share based on the maost recently completed six-month pericd.

The Final dividend payment for the six-moanth period ending 31 March 2021 will be 4.64p Payment will be made on & August 2021 to
shareholders on the register at close of business on 25 June 2021, The Final dividend will be a Property Income Distribution and no
SCRIP alternative will be nftered.

P10 dwidends are paid, as required by REIT legistation, after deduction of withholding tax at the basic rate lcurrently 20%], where appropriate,
Certain classes of shareholders rnay be able to elect to receve dividends gross. Please refer to our website britishland.com/dividends
for details.

Pence per 0 2020
Payment date Gividend share Em Em
Current year dividends
05.08.2021 2021 Final 6.44
19.02.2021 2021 Interim 8.40 78

15.04
Prior year dividends
07.02.2020 2020 2nd interim 7.9825 74
08.11.2019 2020 1st interim 7.9825 14
1597
02.08.2019 2019 4th interim 775 73
03.05.2019 2019 3rd interim 7.75 14
Dwidends in consolidaled statement of changes in equity 78 295
Dividends sellled in shares - -
Dividends settled in cash 78 295
Timing difference relating to payment of withhalding tax (2] -
Dividends in cash flow statement 76 295
1. Dividend split half PIO, half non-PID.
20 Share capital and reserves
021 2020

Number of grdinary shares inissue at 1 April 937,938,097  940.589,072
Share issues 41,895 1,144,135
Repurchased and cancelled - {23,795.110)
At 31 March 937,981,992 937938097

Of the issued 25p ordinary shares, 7.376 shares were held in the ESOP trust [2019/20: 7,376), 11,264,245 shares were held as treasury
shares (2019/20: 11,266,245] and 926,708,371 shares were in free issue (2019/20: 926.664,476]. No treasury shares were acquired by the
ESOP trust during the year. All issued shares are fully paid.

Headging and translation reserve

The hedging and translation reserve comprises the effective portion of the cumulative net change in the fair vaive of cash flow and
foreign currency hedging instruments, as well as all foreign exchange differences arising from the translation of the financial
statements of fareign aperations. The foreign exchange differences alsa include the translation of the liabilities that hedge the
Company’s net investment in a foreign subsidiary

Revaluation reserve
The revaluation reserve relates to owner-occupied properties and investments in joint veniures and funds. £30m has been transferred
from the revaluation resesve to retained earnings in the year ended 31 March 2021, relating to the disposal of owner-accupied properties

Merger reserve
This comprises the premiurm on the share placing in March 2013. No share prermium is recorded in the Company's financiat statements,
through the operation of the merger relief provisions of the Companies Act 2004,
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20 Share capital and reserves continued

At 31 March 2021, options aver 2,990,894 ardinary shares were cutstanding under employee share oplion plans. The eptions had a
weighted average life of 2.1 years Details of gutstanding share cptions and shares awarded to employees including Executive Directors

are set out below and on the following page:

Exercise dates

AL April Veslad but Exercised/ At 31 March Exercise
Dale of grant 2020 Granted  nol exercised Vesled Lapsed 2021 price lpencal From Ts
Share options Sharesave Scheme
22.06.15 5379 - - - 15,379} - 697.00 01.09.20 01.03.21
20.06.14 2.960 - - - 12.940) - 608.00 01.09.19  01.03.20
2005 16 11,348 - - - 16,118) 5,230 408 00 01.09.21  03.03.22
21.06.17 112,499 - - 128331 [109.666] - 508.00 01.09.20 01.03.21
21.0617 21197 - - - 18.148) 13,049 508.00 01.0922 010323
29.06.18 56,932 - - - 133,506] 23,4246 549.00 01.092% 010322
29.06.18 33,928 - - - 110,927 23,001 549.00 010923 010324
18.06.19 284,702 - - 122511 11618300 120,621 435.00 01.09.22 01.03.23
18.06.19 145,080 - - -~ {125,500) 19,580 435,00 01.0926 01.03.25
07.07.20 - 495740 - - 126,675) 469,045 336.00 01.0923 01.03.24
07.07.20 - 351,932 - - {1.78%) 350,147 336.00 01.09.25 01.03.26
674025  B4T 412 - 15,084]  [492,4%94) 1,024,11%
Long Term Incentive Plan - options vested, not exercised
11.06.10 34,258 - - - 134,258] - 447.00 11.0613  11.06.20
146.12.10 32.853 - - - 132.853] - 51000 141213 141220
28.06.11 795.19% - - - 13,895} 791,304 57500 28.06.14  28.06.21
193211 48,617 - - - (1,108) 47,509 451.00 191214 19.12.21
14.09.12 798,803 - - - 113.084) 785,719 538.00 14.09.15  14.09 22
201212 32,012 - - - 15918l 32,095 543.00 201215 201222
05.08.13 180,250 - - - [71.662] 108,588 601.00 05.08.16  05.08.23
05.12.13 133.578 - - - (16,9601 118,618 600.00 051216 051223
28.06.17 96,212 - - - (96,212 - 61717 28.06.20 28.06.27
2,158,783 - - - 1275950) 1,882,833
Long Term Incentive Plan - unvested options
280617 1,032,912 - - - [1,032912) - 41717 28.06.20 28.06.27
26.06.18 B3,942 - - - - 83,942 581.40 260621 260628
1,116,854 - - - (1032912 83,942
Total 3.949,642 847672 - {5,084) 11,801,356] 2,990,8%4
Woeighted average exercise
price of options [pence] 543 336 - 476 972 495
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20 Share capitat and reserves centinued

A1 1 Aprl Exercised/ At 31 March alS::ar:‘p;;i:
Date af grant 2020 Graniad Vested Lapsed 01 Ipencal  Veszing date
Performance Shares Long Term Incentive Plan
28.06.17 1,657,709 - - 11,657.70%) - 61717 28.06.20
260618 1,036,370 - - (284,004 752,344 68140  26.06.20
23.07.19 1.040,588 - - {215.293] 825,295 53540 23.07.29
22.06.20 - 1247130 - {397.340] 849,790 40890 220630
3,734,667 1247130 - (25543461 2,427,451
Restricted Share Plan
26.06.18 590171 - - (39.358) 651,813 481.40 260621
19.06.19 762,293 - - [22.993F 73%,300 53820  19.06.29
22.06.20 - 869,946 - (27,8B4] 842,062 41240 25.06.30
1,352 464 869 946 - (89,235} 2,133,175
Totat 5087131 2117076 - 12.643581] 4,560,626
Weighted average price of shares [pence) 409 410 - 585 531

21 Segment information

The Group allocates resources lo investment and asset management according Lo the sectors it expects to perform over the medium
term. Ws three principal sectors are Offices, Retail and Canada Water. The Retail sector includes ieisure, as this is often incorporated

into Retail schemes. The Other/unallocated sector includes residential properties.

The relevant gross rental income, net rental income, operating result and property assets, being the measures of segment revenue,
segrnent result and segment assets used by the management of the business, are set out on the following page. Management reviews
the parformance of the business principally on a propartianally consolidated basis, which includes the Group's share of joint ventures
and funds on a tine-by-line basis and excludes non-controlling interests in the Group's subsidiaries. The chief operating decision maker
for the purpose of segment information is the Executive Committee. :

Gress rental ingome is derved from the rental of buitdings, Operating resultis the net of net rentat income, fee income and
administrative expenses. No customer exceeded 10% of the Group’s revenues in either year.

From 1 April 2021, the Group intends to change to reperting under twe principal sectors, Campuses and Retail & Fulfilment, in ling with

changes to how managemeni intends 1o review the performance of the business.
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21 Segment information continued
Segment resutt

QOllices Ratail Canada Water Otherfunallocated Toral
071 2020 2021 2020 2021 2020 2021 2020 o011 2020
£m - Em £m £m £m Em m Em £m £m
Gross rental income
British Land Group 156 166 195 236 7 9 3 4 351 415
Share of it ventui es and lunds BS 71 56 71 - - - - 142 142
Total 2462 237 251 307 7 9 3 4 503 557
Net rental income
British Land Group 134 145 126 189 5 8 - [ 245 34é
Share of joint ventures and funds 69 83 28 1) - - T - - 97 129
Total 203 208 154 255 s 8 - 4 382 475
Operating result
British Land Group 123 146 121 193 1 3 48} [42) 207 300
Share of joint ventures and funds &9 57 28 50 - - - - 97 E17
Total 202 203 149 253 1 3 {48) (42} 304 417
N 2021 02
Reconciliation to Underlying Profit £m £Em
Qperaling result 304 417
Net financing costs 1103] 1)
Underlying Profit 201 304

Reconciliation to loss an ordinary activities before taxation

Underlying Pralit 20t 30¢
Capital and other 11,2570  11.434]
Underlying Profit attributable to non-controlling interests 3 12
Loss on ordinary activities befare taxation (1,063] 1. 11é]

Reconciliation to Group revenue

Gross rental incorne per operzting segment result 502 557
Less share of gross rental incarne of joint ventures and funds (1421 11£2)
Plus share of gross rental income attributable Lo nen-controlling interests 14 18
Gross rental income (Note 3] 377 433
Trading property sales proceeds - 87
Service charge income &4 .14
Management and performance fees Ifrom joirit ventures and funds) 7 8
Other fees and commissions 20 21

Revenue [consolidated income statement) 468 513

A reconciliation between net financing costs in the consabidated income statement and nei financing costs of £103m (2019/20: £111m)
in the segmental disclosures above can be found within Table A in the supplernentary disctosures. Of the total revenues above,
£nil {2019/20: £nill was derived from outside the UK.
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21 Segment inforrmatien continued
Segment assets

Ghices Retail Canada Waler Otherfunallocaled Tolal
2021 620 2021 2020 2021 7020 2021 2020 2021 2020
£m £m £m £m £m fm £m Em im Em
Property assets

British Land Group 3,622 4470 1,988 2.940 387 RIYA 121 147 6,118 7.941
Share of joint veritures and funds 2,418 2,323 504 13 - - ~ - 3,022 3,236
Total 6,040 6,793 2,592 3873 387 364 121 147 9140 11177

Reconciliation to net assets
2021 2000
British Land Group £m £m
Property assets 7,140 117077
QOther non-current assets 51 131
Non-current assets %.191 11,308
Other et current liabilities {203 (2521
Agjusted net debt {2,938} (3.854
Cther non-current liabilities - -
EPRA net tangible assets [diluted) 4,050 7.202
Non-controlling nterests 59 112
EPRA adjustments 1126) 1671
Net assets 5,983 7,147

22 Capital commitments

The aggregate capital commitments to purchase, consiruct or develop investment property, for repairs. maintenance or enhancements,
ar for the purchase of investments which are contracted for but not provided, are set cut below:

2021

2020

Cm fm

British Land and subsidiaries 282 72
Share of joint ventures 51 56
Share of funds - -
333 128

23 Related party transactions

Details of transactions with joint ventures and funds are given in Notes 3, 6 and 11. During the year the Group recognised joint venture
management fees of £7m [2019/20: £8m). Directors are the key managerent persannel and have the autherity and responsibality for
planning, directing and controlling the activities of the entity. Details of Directors’ reruneration are given in the Remuneration Report
on pages 122 to 143. Details of transactions with The British Land Group of Campanies Pension Scheme, and other smaller pension

schemas, are given in Nate 9.

24 Contingent liabilities
Group, joint ventures and funds

The Group, joint ventures and funds have contingent liabilities in respect of legal claims, guarantees and warranties arising in the

ordinary course of business. It is not anticipated that any material liabilities will arise from these contingent tiabilities.
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25 Subsidiaries with material non-controlling interests

Sei out below is summarised financial information for each subsidiary that has non-controlling interests that are material te the Group.
The infermation below is the amount before intercompany eliminations and represents the consolidated results of the Hercutes Unit
Trust group.

Summarised income statement for the year ended 31 March

Hercules Umt Trust

2021 2020
£m £m
Lass on ordinary activities after taxation 1214) 1366}
Attribulable to non-centrolling interests 152 187]
Attrihutable to the sharehelders of the Company (1621 1279)

Summarised balance sheet as at 31 March

Hercules Unit Trus!

2021 2020
&m £m
Total assets 427 1,002
Total liabilities [402) 1564)
Net assets 225 438
Non-contratling interests : (59 [112)
Equity attributable to shareholders of the Company 164 - 326

Summarised cash flows

Hercules Unil Trust

2021 2026
Em £m

Net increase / [decrease] in cash and cash equivalents 10 111}
Cash and cash eqguivalents at 1 April .29 40
Cash and cash equivalents at 31 March ki 29

The Hercules Unit Trust is a closed-ended praperty Unit Trust. The unit price at 31 March 2021 s €127 (2019/20: €280}, Non-controlling
interests collectively own 21.9% of unils in issue. The British Land Company PLC owns 78.1% of units in 1ssue, each of which confer
equal voting rights, and therefore is deemed to exercise contro! over the trust.

Post 31 March 2021, the Group expeacts ta purchase the remaining 21.9% of units in issue under the terms of the Unii Trust Agreement,
in-line with a decisien to extend the Trust following a unitholder vote in February 2021, The unit purchase price is expected to be
materially in-line with the unit price 35 at 31 March 2021 which corresponds to an anticipated aggregate purchase price and net

assels to be acquired from the non-contraliing interests of £40m.

26 Subseguent events
There have been no significant events since year end.
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27 Audit exemnptions taken for subsidiaries

The following subsidiaries are exempt from the requirernents of the Companies Act 2004 relating to the audit of individual accounts by

wirtue of Sechion 479A of that Act,

LComganies House

Companies House

Name regnumber  Name reg number
17-19 Bedtord Streel Limited 07398971  British Land Superstores {Non Securitised|

18-20 Craven Hill Gardens Limited 07667839 Number 2 Limited 06514283
20 Brock Street Limited 07401697  Caseplane Limited 05641132
39 Victaria Street Limited 07037133  Cavendish Geared Limited 02779045
Aldgate Place |GP) Limited 07829315  Drake Circus Leisure Limited 09190208
Bayeast Property Co Limited 00635800 FRP Group Linited 028444685
BF Propco [No. 1] Limited 05270158  Hempel Holdings Limited 05241380
BF Propco [No. 3 Limited 05270196  Hempet Hotels Limited 02728455
BF Propeo [No. 4) Limited 05270137  Hyfleel Limited 02835919
BF Propca [No. 5) Limited 05270219  Insistmetal 2 Limited 04181514
Bt Aldpate Development Limited 05070564  Linestair Limited 05656174
BL Aldgate Holdings Limited 05876405  Longford Street Residential Limited 08700158
BL Bradford Forster Limited 07780266  Moorage [Property Develapmenis} Limited G1185513
BL Broadgate Fragment 1 Lirmited 09400407  Osnaburgh Street Limited 05886735
BL Broadgaie Fragment 2 Limited 09400541  PC Canal Limited 09712919
BL Broadgate Fragment 3 Limited 09400411 Piltar [Futhaml Limited 02850420
BL Broadgate Fragment 4 Limited 09400409  Pillar Projects Limited 02444288
BL Broadgate Fragment 5 Limited 09400413 Plymouth Retail Limited 10368357
BL Broadgate Fragment 4 Limited 09400414  Regent’s Place Holding 2 Limited 11864307
BL CW Develapmenis Infrastrutture Limited 12253583  Regenis Place Mznagement Cempany Limited 07136724
BL CW Developments Limited 10665198  Regents Place Residential Limited 11241644
BL CW Developments Plot Al Limited 10782150  Regis Property Heldings Lirnited G897 14670
BL CW Develapments Plot AZ Limited 10782335  Shoreditch Support Limited 02340815
B!, CW Develapments Plot G! Limited 10782458  Surrey Quays Limited 05294243
BL CW Developments Plot B1/2 Company Limited 10997879 TBL[Lisnagetvin] Limited 03853983
BL CW Developments Plot K1 Cornpany Limited 10997445  TBL [Maidstone] Limited 03854415
BL CW Devs Plots F1 23 Company Limited 12253559 TBL Properties Limited 03863190
BL CW Developments Plots K1 HZ Company Limited 12141281  Teesside Leisure Park Limited 02672136
8L CW Developments Plots L1 L2 L3 Company Limited 12140906  Topside Street Limited 11233428
BL CW Lower GP Company Limited 10663292  United Kingdem Property Company Limited (002466486
8L Davidson Limited 06220125 Wardrobe Place Limited 00483257
BL Eden Walk Limited 10620935

BL Goodman (LP) Limited 05056902

BL Haetdings 2010 Limited 07353966

BL Osnaburgh St Residential Limited 06874523

BL Paddington Holding Company 2 Limited 11863746

8L Paddington Praperty 1 Limiled 11863429

BL Paddington Property 3 Limited 11863747

BL Piccadilly Residential Limited 08707494

BL Retail Indirect Investments Limited 122884566

BL Shoreditch Development Limited 05326470

BL West End Investments Limited 07793483

BL Whiteley Retail Limited 11254281

BLD (A] Limited 00467242

BLD [Ebury Gate] Limited 03863852

BLD Praperty Holdings Limited 00823%07

BLSSP IPHC 5) Limited 04104061

BLU Securities Limited 03323061

Boldswitch Limited 02307096

Brinsh Land City Offices Limited 03946069

Brilish Land Department Stores Limited 05312262

British Land Cffices [Non-City] Limited 02740378
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27 Audit exemptions taken for subsidiaries continued

The following partnerships are exempt frem the requirements to prepare, publish and have audited individual accounts by virtue
of regulation 7 of The Partnerships {Accounis] Regulations 2008, The resulis of these partnerships are consolidated within these
Group accounts.

Name Namg

BL Chess Na. 1 Limited Partnership Paddington Block B Limited Partnership
BL CW Lower Limited Partnership Paddington Cerural | Limited Partnersh:p
BL CW Upper Limited Partnership Paddingten Central Il Limited Partnership
BL Lancaster Limiled Partnership Paddington Kiosk Limited Partnership

BL Shoreditch Limited Parinership Pawer Court Luton Limited Partnership
Hereford Shopping Centre Lirmited Partnership The Aldgate Place Limited Partnership
Paddington Block A Limited Partnership The Hercules Property Limited Partnership
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Company balance sheet
As at 31 March 2021

200 2020
Nole £m tm
Fixed assets
Investmeants and loans to subsidiaries [ 33,142 34,800
lavestments ir joinl ventures D 104 404
Other investments 2] 41 kil
Interest rate and currency derivative assets E 135 231
Deferred tax assels - 5
33,424 33,471
Current assets :
Debiors G 5 13
Cash and short term deposits E 89 142
% 155
Current liabilities
Short term barrowings and overdrafls E [&1) [3)
Crediters H (7o) mnj
Amounts due to subsidiaries 127,374] (28,682
127,607)  128.758)
Net current liabilities 127,513]  28,403)
Total assets less current Liabilities 5911 6,848
Non-current liabilities
Debentures and loans E (1,891} 12,435
t.ease tabilities 125} -
Interest rate and currency derivative Liabilites £ {128] {145]
12,044) 12,8001
Net assets 3,847 4,048
Equity
Called up share capial | 234 234
Share premium 1,307 1,307
Dther reserves {51 151
Merger reserve 213 213
Retained earnings 2118 2,319
Total equity 1,847 4,048
The loss after taxation for the year ended 31 March 2021 for the Company was £113m fyear ended 31 March 2020. £896m loss}
é& Fora- d Wihe——7
Tim Score
Chairman Interim Chief Financiat Officer
The financial statements on pages 211 tc 222 were approved by the Board of Oirectors and signed on its behalf on 25 May 2021.
Company number 621920
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FINANCIAL STATEMENTS cantinued

Company statement of changes

Far the year ended 31 March 2021

in equity

Share Share Other Merger Prohtand loss Tatal

capilal premiym réserves resarve account equity

Em €m Em £m &m m

Balance at 1 April 2020 234 1,307 15| 213 2,19 4,068
Dividend paid - - - - 178) 178}
Fair value of share and share option awards - - - - 3 3
Net actuarial loss on pension schemes - - - - 113) 113)
Lass far the year after taxation - - - - {113) (113]
Balance at 31 March 2021 234 1,307 {5) 213 2,118 3,867
Balance al 1 April 2019 240 1,302 15 213 3,63 5381
Shara 1ssues - 5 - - - 5
Purchase of own shares {6l - - - [119) 23]
Ovidend paid - - - - [299) [295]
Fair value of share and share aptian awards - - - - (2] 12)
L.oss for the year after taxation - - - - {834] 1894
Balance at 31 March 2020 234 1.307 (5] 213 2319 4,048

The value of distributable reserves within the profit and loss accountis £818m (2019/20: £918m) {unaudited]. An explanation of how

distributable reserves are determined, and any limitaticns, is set out on page 214 of Note A, wathin the Distributable reserves seclion.

212

British Land Annual Reperl and Accounts 2021

‘



Notes to the financial statements

(A] Accounting policies

The financial statemenis for the year ended 31 March 2021 have been prepared on the historical cost basis, except for the revaluation
of derivatives which are measured at fair value. These financial staterments have been prepared in accordance with The Companies Act
2006 as applicable to companies using Financial Reporting Standard 101 Reduced Disclosure Framework {FRS 101,

The financial stalements apply the recognition, measuerement and preseniation requirements of internaticnal accounting standards in
conformity with the requirements of the Companies Act 2006, but make amendrments where necessary in order to comply with the Act
and take advantage of the FRS 101 exemptions. Instances in which advantages of the FRS 101 disclosure exemptions have been taken
are set out below.

The Company has taken advantage of the exemplion under 5.408 Companies Act 2006, Lo prepare an individual profit and loss account
where Group accoun!s are prepared.

The Company has taken advantage of the following disclosure exemnptions under FRS 101:

{a) the requirernents of IAS 1 to provide a balance sheet at the beginning of the period in the event of a prior period adustment
(bl the requiremants of IAS 1 to provide a statement of cash flews for the period

lc} the requirements of IAS 1 to provide a staternent of compliance with IFRS

[dl the requirements of IAS 1 to disclose infermation on the management of capital

{el the requirements of paragraphs 30 and 31 of [AS 8 Accounting Policies, Changes in Accaunting Estimates and Errors to disclose new

IFRSs that have been 1ssued but are not yel effective

[f] the requirements in 1AS 24 Related Party Disclosures to disclose related party transaclions entered into between two or more
members of a group, provided that any subsidiary which is a party to the transaction is wholly-owned by such a member

lgl the requirements af paragraph 17 of IAS 24 Related Party Disclosures to disclose key management personnel compensaticn
[h) the requirements of tFRS 7 to disclase financial instruments

[il the requirements of paragraphs #1-99 of IFRS 13 Fair Value Measurement to disclose information of fair value valuation technigues
and inputs

New standards effective for the current accounting period do not have a material impact an the financial statements of the Company.
The accounting policies used are otherwise consistent with those contained in the Company’s financial statements for the year ended
31 March 2020.
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

[A)l Accounting policies continued

Going concern

The financial statements are prepared on a going concern basis. The balance sheet shows that the Company is in a net current liability
position. This results fram loans due to subsidiaries of £27,376m which are repayable on demand and therefore classified as current
liabilities. These liabilities are not due to external counterparties and there is no expectation or intention that these loans will be repard
wilthin the next 12 months The net current tiability position also results from the $220m of Senior US Dollar Loan notes that are reaching
maturity within the next 12 months. The Company has access to £1.8bn of undrawn facilities and cash, which provides the Directors with
comfort that the Campany will be able to meet these current liabilities as they fall due. As a consequence of this, the Directors feel that
the Company is well placed to manage its husiness risks successfully despite the current economic climate. Accordingly, they believe
the going concern basis is an appropriate one. See the full assessment of preparation on a gaing concern basis in the corperate
governance section on page 100,

Investments and loans
Investments and leans in subsidiaries and joint ventures are slated at cost less zny impairment. Impairment is calculated in accordance
with IFRS 9. Impairment of investments is calculated in accordance with 1AS 36, Further detail is provided below.

Significant judgements and sources of estimation uncertainty

The key source of estimalion uncertainty relstes to the Company's investrments in and loans to subsidiaries and jont ventures. in
estimating the requirement for imgairment of investments, management make assumptions and judgements on the value of these
investrnents using inherently subjective underlying asset valuations, supported by independent valuers with reference ta investment
properiies held by the subsidiary or joint ventures which are held at fair value. The assumptions and inputs used in determining the fair
value are disclosed in Note 10 of the consolidaied financial statements.

in accordance with 1FRS 9, management Nas assessed the recoveratility of amounts due to the Campany fram its subsidiaries and

joini ventures. Amounts due to the Company from subsidiaries and jcint ventures are recavered through the sale of properties and
investments held by subsidiaries and joint ventures and through seitling financial assets, net of financial biabilities. that the subsidiaries
and joint ventures hold with counterparties other than the Company. This is essentially equal to the net asset value of the subsidiary or
joint venture and therefore the net asset value of the subsidiary or joint venture is considered to be a reasonable approximaticn of the
available assels that could be realised 1o recover the amounts due and the requirement to recognise expected credit losses. As a result,
the expected credit loss 1s considered o be equal to the excess of the Company’s interest in a subsidiary ar joint venture in excess of the
subsidiary or jeint venture's fair value.

At 31 March 2021, the Company has recognised a £1,123 mullion impairment in the Company’s financial staterents, in relation to
investrnent in joint veniures and subsidiarizs and intercompany loans. The impairment is predominantly as a result of the decline in
the value of the investrnent property held by each subsidiary and joint venture.

Distributable reserves

Included in the retained earnings the Company had distributable reserves of E818m as at 31 March 2021 (2019/2020. £518ml [unaudited).
When making a distribution te shareholders, the Oirectors determine profits available for distribution by reference to "Guidance on
realised and distributable profits under the Companies Act 2006” issued by the Institute of Chartered Accountants in England and

Wales and the Institute of Chartered Accountants of Scotland 1n Aprit 2017,

The prefits of the Comgpany have been received predominantly in the form of interest income, gains on disposal of investments,
management and administration fee income and dividends from subsidiaries. The availability of distributable reserves in the Company is
dependent on those dividends meeting the definition of qualifying consideration within the guidance and on available cash resources of
the Group and other accessible sources of funds. Additionally, the Company does not recagnise internally generated gains in the current
and prior years from intra-Group sales of investments or investment properties as distributable until they are realised, usually through
anward sale to external third parlies, The distributable reserves are therefore subject to any future restrictions or limitations at the

time such distribution is made. ’

(Bl Dividends
Details of dividends paid and proposed are included in Nate 19 of the consolidated financial statements.

(C] Employee information

Employee costs include wages and salaries of £35m [2019/20: £36m), social secunity costs of £5m {2019/20: £4m) and pension costs of
£1m (2019/20: E4rm] Details of the Executive Qirectors’ remuneration are disclosed in the Remuneration Report on pages 122 to 143.
Delails of the number of employees of the Company are disclosed in Note B of the cansolidated financial statements.

Audit fees in relation to the parent Company only were £0.5m (2019/20: £0.3m)
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(D) Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Shares in Leans to Invesiments in Qther
subsidiaries  subsidiaries  joint venlures  irvesimanis

Tatal

£m £m Em £m {m
On 1 April 2020 18,855 15,944 404 3 35,235
Additions - 535 35 30 600
Dispasals - [1,403) - |18] 1,419)
Amortisation - - - {4) [4)
Pravision for impairment (34) {796] [333) - 11,1231
As at 31 March 2021 18,822 14,320 106 41 33,289

The histerical cost of shares n subsidiaries is £19,090m (2019/20: £19.090m). The histerical cost of investments in joint ventures is
£439m (2019/20: £404m) net of provision for impairment of £333m (2019/20: €nill. The historicat cost includes £236m {2019/20: £204m|
of loans 1o joint veniures by the Company. Resulls of the jeint ventures are set outin Note 11 of the consolidated financial statements.

The historical cost of other investments is £71m (2019720 £57ml.
(E) Net debt

021 2020
m £m
Secured on the assets of the Company
5.264% First Mortgage Cebenture Bonds 2035 381 75
5.0055% First Mortgage Amortising Debentures 2035 a9 9N
5.357% First Mortgage Debenture Bonds 2028 241 249
691 715
Unsecured
4.635% Senior US Dollar Notes 2023} 157 180
4.766% Senior US Dollar Notes 2023 102 17
5.003% Senior US Dollar Notes 20248 67 80
3.81% Senior Notes 2026 m 13
3.97% Senior Naotes 2026 112 115
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Dollar Nates 2623 77 89
2.67% Senior Notes 2025 37 37
2.75% Senior Notes 2024 37 <37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 102
Facilities and overdrafts 181 &77
1,361 1,929
Grass debt 2,052 2,640
Interest rale and currency derivative liabilities 128 165
Interast rate and currency derivative asseis [135) {2311
Cash and short term deposits 189] (142}
Net debt 1,956 2432
1. Principal and interest on these borrowirgs were lully hedged into Sterling at a floating rate at the lime ol 1ssue.
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FINANCIAL STATEMENTS continved

Notes to the financial statements continued

[E] Net debt continued
Maturity analysis of net debt

zntzw zcézn

Repayable within gne year and on demand 161 5
between: one and iwo years - 188
two and five years 557 59¢

five and ten years 738 1,141

ten and filteen years 494 107

lifteen and twenly years - 400

1,891 2.635

Gross debt 2,052 2.640
interest rate and currency derivatives N 166}
Cash and short term deposits [89) {(142)
Net debt 1,954 2.432

[F] Pension -
The Briish Land Group of Companies Pension Scherme and the Defined Contribution Pension Scheme are the principal pension
schernee of the Company and details are set out in Note 9 of the consolidated finanrial statements.

[G)} Debtors

w2 2020
£m £m

Trade and cther debters 2 13
Prepayments and accrued income 3 -
5 13

Trade and other debtors are shown after deducting a provisicn for impairment against tenant debtors of £2m {2019/20: €nill. The
provision for impairment is calculated as an expected credit less on trade and other debtars 1n accordance with IFRS 9.

fH] Creditors

2021 2020
Cm £m
Trade creditors 15 [
Corporation tax 3 15
Other taxation and social security 15 21
Accruals and deferred income 37 29
70 71
{1) Share capital
Ordinary shares
£m af ¥5p each
Issued, catled and fully paid
AU T April 2020 214 937,938,097
Share issues - 43,895
At 31 March 2021 234, 917,981,992
Ordinary shares
£m af 253p each

Issued, calted and fully paid
Ar 1 April 2019 240 960,589,072
Share issues - 1,144,135
Repurchased and cancelted 1) {23.795,110]
At 31 March 2020 234 937,938.097
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1)) Contingent liabilities, capital commitments and related
party transactions

The Company has contingent liabilities in respect of legal claims,
guarantees and warranties ansing in the ordinary course of
business. It is not anticipated that any materiat liabilities will
arise from the contingent liabilities

At 31 March 2021, the Company has £nit of capital commitments
12019/20: £nill.

Related party transactions are the same for the Company as for
the Group. For details refer to Note 23 of the consolidated
financial statements.

{K) Disclosures retating to subsidiary undertakings

The Company's subsidiaries and other related undertakings

at 31 March 2021 are lisled an the next page. Campanies which
entered the liquidation process past 31 March 2021 are marked
with an asterisk [*]. All Group entities are included in the
consolidated financial results.

Unless otherwise stated. the Company helds 100% of the voting
rights and benehcial interests in the shares of the fallowing
subsidiaries, partnerships, associates and joint ventures. Unless
otherwise staied, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of 2ach of the companies, where applicable,
comprises ordinary shares unless ctherwise stated.

The Comgany holds the majarity of its assets in UK campanies,
although same are held in overseas companies. In recent years
we have reduced the number of overseas campanies in the Group.

Unless noted otherwise as per the following key, the registered
address of each company is York House, 45 Seymour Street.
London WiH 7LX.

1. 47 Esplanade, St Heler, Jersey JE1 080,

2. 44 Esplanade, St Heler, Jersey JE1080.
3. 14 Porte de France, 4350 Esch-sur-Alzede, Luxembourg,
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

Direct holdings

Indirect holdings

Campany Name

UK/Qvarseas Tax
Resident Stalus

Company Name

UK/Overseas Tax
Resident Stalus

BL Bluebutten 2614 Limited

BL Davidsen Limited

BL Eurepean Fund Management LLP

BL Guaranteeco Limited

BL Intermediate Holding Company Limited
BL Intermediale Halding Company 2 Limited
BL Shoreditch Development Limited

BLSSP [Funding) Limited

Bluebultan Property Management UK Limited
[50% interest]

Boldswitch (No 1] Limited

Boldswitch Limited

British Land [White| 2015 Limited (Jerseyl
[Founder Shares)'

British Land City

British Land City 2005 Limited

British Lang Company Secretarial Limited
British Lang Properties Limited

British Land Real Estate Limited

British Land Securities Limited

Broadgate [Fundingl PLC

Broadgate Estates Insurance Mediation
Services Limited

Hyfleet Limited

Kingsmere Producticns Limited
Linestair Limited

Lendon and Hentey Holdings Limited

Meadowhall Pensions Scherme
Trustee Limited

MSC Properiy Intermediale Holdings Limited
[50% interest]

Regis Property Holdings Limited
The British Land Corparation Limited
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LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Fax Resident
LK Tax Resident

1 & 4 & 7 Triton Limited

10 Brock Street Limited

10 Triton Street Lirnited

17-19 Bedford Streei Limited
18-20 Craven Hill Gardens Limited
20 Brock Street Limited

20 Triton Street Limited

338 Euston Road Lirmited

350 Euston Road Limited

3% Victoria Street Linited
Adamant Investment Corporation Limited
Aldgate Place [GP) Limited
Aldgate Land One Limited
Aldgate Land Two Limited
Apartpower Limited

Ashband Limited

B.L. Holdings Limited

B.L.C 7112497 Linvited {Jersey)®
Barnclass Lirited

Barndrill Limited

Bayeast Property Co Limited

BF Propco (No 1) Limited

BF Propco (No 19) Limited

BF Propeo INo 3] Limited

BF Propco (No 4] Limited

BF Propco [No 5] Limited

BF Properties [No 4| Limited

BF Properties (No 5| Lirnited

Birstall Ca-Qwnership Trust
[Megmberinterest] 161.25% interest]

BL [SP) Cannon Sireet Limited

BL Aldgate Development Limited

BL Aldgate Investment Limited

BL Bradford Forster Limited

BL Broadgate Fragment 1 Limited
BL Broadgate Fragment 2 Limited
8L Broadgate Fragment 3 Limited
8L Broadgate Fragment 4 Limited
BL Broadgate Fragment 5 Limited

BL Broadgate Fragment & Limited
BL Broadway Investment Limited

BL. Chess Limited

BL City Offices Holding Campany Lirnited
BL CW Developments Infrasiructure
Company Limited

BL CW Developrments Limited

BL CW Developments Plot Al Limited
BL CW Developments Plot A2 Limited
Bl CW Developmenis Plot D1/2
Company Limitad

BL CW Developments Plot Gt Limited
BL CW Developments Plot K1
Company Limiteg

BL CW Cevelapments Plots F1, F2, F3
Company Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK 1ax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resigent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UX Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
U¥ Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

U Tax Resident



Company Name

UK/Overseas Tax
Resident Status

Company Name

UK/Overseas Tax
Resident Slalus

BL CW Developments Plots H1, HZ
Cornpany Limited

BL CW Developments Plots L1, L2, L3
Company Limited

BL CW Holdings Limited

BL CW Holdings No2? Company Limited
BL CW Holdings Plat A1 Company Limited
BL CW Holdings Plat A2 Company Limited
8L CW Holdings Plat D1/2 Company Limited
BL CW Holdings Plai G1 Company Limited
BL CW Holdings Plat K1 Company Limited
BL CW Haldings Plots F1,F2, F3
Comgpany Limited

BL CW Holdings Plots H1, H2

Company Limited

BL CW Holdings Plots LY, L2, L3
Company Limited

BL CW Lower GP Company Limited

BL CW Lower Limited Parlnership
[Partnership interest)

BL CW Lower LP Cornpany Limited

BL CW Upper GP Company Limited

8L CW Upper Limited Partnershig
[Partnership inlerest)

8L CW Upper LP Company Limited
8L Cepartment Stores Holding
Company Limitad

BL Doncaster Wheattey Limited
BL Drummeond Praperties Limited
BL Ealing Limited

BL Eden Walk Limited

BL European Holdings Limiied

BL Fixed Uplift Fund Limited Parinership
[Partnership interest]

BL Fixed Uplilt General Partner Limited
BL Fixed Uplift Nominge 1 Limited
BL Fixed Uplift Nominee 2 Limited

BL Goodman [General Partner] Limited
[30% inierest]

BL Goadman Limited Partnership
[50% interest)

8L Goadman [LP) Limited

BL HB Investrments Limited

BL HC [DSCH] Limited

BL HC {DSCLI Limited

BL HC Dollview Limited

BL HC Hampshire PH LLP [Member interest]
8L HC Heatth And Fitness Holdings Limited
BL HC Javic Leisure Limited

BL HC PH CRG LLP [Memkber interest]

BL MC PH LLP {Member interest)

BL HC PH No 1 LLP {Member interest)

BL HC PH No 2 LLP [Member interest]

BL HC PH No 3 LLP [Mernber interest]

BL HC Progerty Holdings Limited

BL Health Ciubs PH No 1 Limited

BL Health Clubs PH Mo 2 Limited

UK Tax Residant

UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resigent
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resideni
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

BL High Street and Shopping Centres Holding

Cormpany Limited
BL Holdings 2010 Limited
BL Lancaster Investmenls Limited

BL Lancaster Limited Partnership
|Partnearship interest)

BL Leisure and Industrial Holding
Company Limited

BL*Logistics {nvestment Limited
BL Meadowhall Holdings Limited
BL Meadowhall Limited

BL Mewport Limited

BL Offices GP Limited

BL Office (Non-City] Holding Company Limited

BL Office Holding Carnpany Limited

BL Osnaburgh St Residential Lid

BL Paddington Holding Company 1 Limited
BL Paddington Halding Campany 2 Limited
BL Paddington Property 1 Limited

BL Paddington Property 2 Limited

BL Paddington Property 3 Limited

BL Paddington Property 4 Limited

BL Piccadilly Residential Limited

BL Piccadilly Residential Management
Co Limited

BL Residential [nvesiment Limited

BL Residential Managementi Limited
BL Residual Holding Company Limited
BL Retail Holding Company Limited

BL Retail indirect Investments Limited
BL Retail Investment Holdings Limited
BL Retail Properties Limited

BL Retail Property Holdings Limited

BL Retail Warehousing Holding
Caompany Limited

BL Sainsbury Superstores Limited

|50% interest]

BL Shoreditch Gengral Partner Limited
BL Shoreditch Limited Partnership
{Partnership interest)

BL Shorediich No. 1 Limited

BL Shorediich No. 2 Limited

BL Supersiores Holding Company Limited
BL Triton Building Residertial Limited
BL Tunbrnidge Wells Limited

BL Unithotder No. 1[J] Limited (Jersey]®
BL Unitholder No. 2 [J] Lirnited (Jerseyl'
BL Universal Limited

BL Wardrobe Court Holdings Limited
BL West [Walling House| Limited

BL West End Investments Limited

8L West End Offices Limited Partnership
BL West End Offices Limited (25% interest]
BL Whiteley Limited

BL Whiteley Retail Limited

Bl- Waelwich Limited

BL Woolwich Nominee 1 Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
WK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tzx Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident
Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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FINANCIAL STATEMENTS continved

Notes to the financial statements continued

Company Name

UK/Qverseas Tax
Resident Status

Company Name

UK/Overseas Tax
Resident Slatus

BL Woalwich Nominee 2 Limited
Blackgien Limited

Blackwall (1}

Blaxmull [Twenty-nine] Limited

BLD (Al Limited

BLD [Ebury Gate| Limiteg

BLOD i5J) Invesimanis Lirmited

BLD {SJ) Limited

BLD Properties Limtted

80 Property Holdings Limileg

BLSSP [PHC 5] Limited

BLU Estales Limiled

BLU Properiy Management Limited

BLU Securities Limited

British Land [Jeint Venturesi Limited
British Land Acquisitions Lirited

British Land Aqua Partnership (2} Limned
British Land Aqua Partnership Limited
British Land City Offices Limited

British Land Construction Limited

British L.and Department Stores Lemited
British Land Developments Limited
British Lard Fund Management Limited
British Land Hercules Limited

British Land In Town Retail Limited
British Land Industrial Limited

British Land Investment Management Limited
British Land Offices INon-Ciiyl Limited
British Land Offices [Non-Cry] No. 2 Limited
British Land Offices Limited

British Land OFices No.1 Limited

British Land Property Advisers Limited
British Land Property Management Limited
Broadgate (PHC 8] Limited

Broadgate Adjoining Properties Limiied
Broadgate City Limited

Brozdgate Court Investments Limited
Broadgale Estates Limited

Broadgale Estates People
Management Limited

Broadgate Investment Holdings Limited
Broadgate Properties Limited
Broadgate RE(T Limiled [50% interest)?
Broadgate Square Limited

Broughton Retzil Park Limited lJersey) [Units]
{78.14% interest)’

Broughton Unit Trust [78.14% interest)!
Brunswick Park Limited

BVP Developments Limited

Canada Water Offices Limited
Casegood Enterprises

Caseplane Limited

Cavendish Geared Il Limited

Cavendish Geared Limited

Caymall Limited
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UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residenl
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rasident
UK Tax Resident
UK Tax Resident
UK Tax Residenl
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UX Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident
Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Cheshine Properties Limited
Chester Limited
Chrisilu Nominees Limited

City of London Office Unit Trust [terseyl
{Units) [35.94% interest]t

Clarges Estate Property Management
Co Limited

Comgenic Limited

Cornish Residential Properties

Trading Limited

Crescent West Properties

Deepdale Co-Ownership Trust
[39.07% interest]

Derby Investment Holdings Limited
Orake Circus Centre Limited

Drake Circus Leisure Limited

Drake Property Holdings Limited

Drake Property Nominee [Ne. 1] Lisnited
Drake Property Namines [No 2] Limited

Eden Watk Shopping Centre Genearal Partner
Limited (56% interest)

Eden Walk Shopping Centre Unit Trust?
[30% interest) [Jerseyl [Units)
Elementvirtue Limited

Elk Mill Oldham Limited

Estale Management [Brick] Limited
Euston Tower Limited

Exchange House Holdings Limited

Fort Kinnaird GP Limited [39.07% interest]
Fort Kinnaird Limited Partnership
{39.07% interest)

Fort Kinnairg Nominge Limited

[39.07% interest)

Four Broadgate Limited

FRP Sroup Limited

Garamead Properties Limited
Gardenray Limited

Gtbraltar General Partner Limited
[39.07% interast]

Gibraltar Nominees Limited §39.07% interest]
Giltbrook Retail Park Nottingham Limited
Glenway Limited

Hempel Holdings Lirnited

Hampel Hotels Limited

Hercules Property UK Holdings Lirnited
Hercules Property UK Limited
Hercutes Unit Trust [78.14% interest]
(Jerseyl [Units)

Heretord Old Market Limited

Herefard Shopping Centre GP Limited
Hereford Shopping Centre

Limited Partnership

HUT Irwestments Limited [Jerseyl

[78 14% interest}'

Industrial Reat Eslate Limited
Insisimetal 2 Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Qverseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Rasident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

" UK Tax Resident

UK Tax Residant
UK Tax Residenl

Overseas Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident



UK/Overseas Tax UK/Overseas Tax
Company Name Residenl Stalus Company Name Resident Status
varydet! Limited UK Tax Resident  Pilar (Cricklewood) Limited UK Tax Resident
orydell Subsidiary Limited UK Tax Resident  Pillar iDartfordi Limited UK Tax Residant
Jetbloom Lirvuted UK Tax Resident  Pillar [Fulham) Limited UK Tax Resident
Lancasler General Partner Limited UK Tax Resident  Pillar Broadway Limited UK Tax Resident
Lenden and Kenley (UK) Limited UK Tax Resident  Pillar City Limited UK Tax Resident
London and Henley Limited UK Tax Resident  Pillar Dartford No.1 Limited UK Tax Resident
Lanebridge UK Limited UK Tax Resident  Pillar Dentan Limited UK Tax Resident
Longforg Street Residential Limited UK Tax Resident  fillar Developments Limited UK Tax Resident
L.udgate Investment Heldings Limited UK Tax Resident  Pillar Europe Management Limited UK Tax Resident
Ludgate West Limited UK Tax Resident  Pillar Fort Limited UK Tax Resident
Mayfair Properties UK Tax Resident  Pillar Gallions Reach Lirnited UK Tax Resident
Mayflower Relail Park Basildon Limited UK Tax Resident  Pillar Glasgow i Limited UK Tax Resident
Meadowbank Retaill Park Edinburgh Limited UK Tax Resident  Pillar Hercules No.2 Limited UK Tax Resident
Meadowhall Cenltra (1999} Limited UK Tax Resident  Pillar Nugent Limiled UK Tax Resident
Meadowhalt Centre Lirmited UK Tax Resident  Pitlar Projects Limited UK Tax Resident
teadowhall Centre Pensian Scheme Pitlar Property Group Limited UK Tax Resident
Trustees Limited UKTaxResident  piyarSiore Limited UK Tax Resident
Meadowhall Estates |UK] Limited UK Tax Resident  pymouth Retsil Limited UK Tax Resident
Meadowhall Group [MLP] Limited UK Tax Resident  pgwer Court GP Limited UK Tax Resident
Meadowhall Heldings Limited UK Tax Resident

Meadowhall [MLP] Lirmited

Meadowhall Opportunities Nominee 1 Limited
Meadowhalt Oppartunities Nominee 2 Lirnited
Mercan

Mercari Holdings Limited

Minhill Investrments Limiled

Moarage [Property Develapments] Limited
Nugent Shepping Park Limited

Cne Huhdred Ludgate Hill

One Sheldon Square Limied [Jerseyl®

Orbital Shopping Park Swindon Limited
Osnaburgh Street Limited

Paddingtan Block A [GP| Ltd

Paddington Btock A LP |Partnership interast]
Paddingten Btack B [GP) Lid

Paddingtan Black B LP [Partnership interest]
Paddington Central | [GP} Limited

Paddington Central | LP [Partnership interesti
Paddington Central | Unit Trust

[Jersey] [Units]®

Paddington Central Il IGF] Limited
Paddington Central Il LP

{Partnership interestl

Paddington Central Il Unit Trust

{Jerseyl (Units)!

Paddingtan Central IV Unit Trust

{Jersey| [Units)?

Paddingion Kiosk (GP Lid

Paddingian Kiosk LP [Partnership interest]
PaddingignCentral Management Company
Limited [88.9% interest}

Parwick Holdings Limitad

Parwick Invesiments Limited

PC Canai Limited

PC Lease Nominee Ltd

PC Partnership Momines Lid

Piccadilly Residential Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident

UK Tax Residant

Overseas Tax Resident

Overseas Tax Resident

U¥ Tax Resident
UK Tax Resident

LIK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tox Resident
UK Tax Resident

Power Court Luton Limited Partnership
[Partnership interest|
Power Court Nominee Limited

PREF Management Company SA
[Luxemnbourgl™

Project Sunrise Investmenis Limited
Project Sunrise Limited

Project Sunrise Properties Limited
Prudentiat Property Investments Limited
Reboline Limited

Regent’s Place Holding | Limited
Regent’s Place Holding 2 Limited
Regent’'s Place Holding Company Limited
Regents Place Management Company
Limited 189.9%]

Regents Place Residential Limiled
Rigphone Limited

Rahawk Properties Limited

Salmax Properties

Seymour Street Homes Limited
Sheopping Centres Limited

Shereditch Support Limited

Six Broadgate Limited

Southgate Generat Partmer Limited
{50% interest)

Southgate Property Unit Trust tJersey] (Units)

(50% interest)!

Speke Unit Trust [67.34% intereast]
[Jerseyl [Units]2

St. Stephens Shoepping Centre Limiled
Stocklon Retail Park Limited

Storey London Cffices Limited

Storey Offices Limited

Storey Spaces Limited

Surrey Quays Limited

Taitress Limited

TBL {Bromleyl Limited

TBL [Bury] Limited

UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resideni
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

British Land Annual Report and Accounts 2021 21



FINANCIAL STATEMENTS continued

Notes to the financial statements continued

UK/Overseas Tax
Company Name Resident Status
TBL (Lisnagelvin} Limiied UK Tax Resident
TBL [Maidstonel Limited UK Tax Resident
TBL Holdings Limited UK Tax Resident
TBL Properties Limited UK Tax Resident
Teesside Leisure Park Limited [51% intarest] UK Tax Restdent
The Aldgate Nlace Linnited Parlnes ship
[Partnership interest] UK Tax Restdent
The Dartloréd Partnership IMember interest] -
150% interest) UK Tax Resident
The Gipraltar Limited Partnership
|Partnership interast] [39.07% interest) UK Tax Resident
The Hercules Praperty Limited Partnership
|Partnership) UK Tax Resident

The Leadenhall Development Company
Limited [50% interest!

The Liverpool Exchange Company Limited
The Mary Streel Estate Limiied
The Retail and Warehouse Cempany Limited

The Whiteley Co-Ownership [Member interest]
{50% interest)

Tetlgate Centre Colchester Lémiled

Topside Streel Limited

Tweed Premier 4 Limited

Union Property Corparation Limited

Union Property Holdings (Landon] Limited
United Kingdom Property Company Limitec

Valentine Co-ownership Trust
[Member inierest} [39.07% interest!}

Valenting Uit Trust [Jerseyl (Units]
[78.14% interest]!

Vicinitee Limited

Vintners' Place Lirited

Wardrobe Court Limited

Wardrobe Holdings Limited
Wardrobe Placa Limiled

Watas City of Landon Properties Limited
Westhaurne Terrace Partnership
|Partnershig interest|

Whiteley Shopping Centre Unit Trust
| Jersey] [Units)!

WK Holdings Limited

WOSC GP Limited [25% interest]

WOSC Partners LP {Pzartnership interest)
|25% nterest)
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UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Residenl
UK Tax Resident
UK Tax Resident
LK Tax Resident

UK Tax Resident

Qverseas Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident



Supplementary disclosures

Unaudited unless otherwise stated

Table A: Summary income statement and balance sheet |Unaudited)
Summary income statement hased on proportional consolidation for the year ended 31 March 2021
The following pro forma information 1s unaudited and does not form part of the cansalidated primary statements or the notes thereto.

It presents the results of the Group, with its share of the results of joint ventures and funds included on a line-by-line basis and excluding

non-controlling interests.

Year ended 31 March 2021

Year anded 3} March 2020

Joint iess non- Less non-

ventures cantralling  Prapartionally Joint vaniures cantrolling  Prapoctionally

Group and funds fntgrasts  consolidaled Group and lunds interests carsolidated

£m £m Cm £m Em (%8 tm Em

Gross rental income! a8z 142 (16! 508 436 142 18] 560

Property operaiing expenses 11051 145) 9 1141) (70 (13} 1 (82

Net rental income 277 97 71 347 346 129 {17 478

Administrative expenses (76) - - [74) 73 (ik - i74)

Net fees and other income 1 - - 11 12 - 1 13

Ungeared income return 214 97 (71 304 305 128 [16) &17

Net financing costs (42 (45} 4 (103 {46) {49! 4 1AN))

Underlying Profit 152 52 13 201 239 79 12 306

Underlying taxation (28] - - 126) - - - -

Underlying Prefit after taxation 126 52 13l 175 239 79 112 306

Valuation movernant [1,298) 11,389}

Other capital and taxation [net)? a7 57
Result attributahle to shareholders of

the Company [1,034) 11,026

1. Group gross reatal income includes £5m [2019/20° £3m) of all-inclusive rents relaling to service charge income.
2 Includes other comprehensive incame, movemneni in dilution of share options and Lhe movement in ilems excluded for EPRA NTA.

Summary balance sheet based on proportional consolidation as at 31 March 2021
The following pro farma infarmation is unaudited and does not form part of the consolidated primary statements or the notes thereto.
It presents the composition of the EPRA Net Tangible Assets of the Group, with its share of the net assets of the joint venture and fund
assets and liabilities included on a line-by-line basis. and excluding non-contrelling interests. and assuming full ditution.

Mark-to-

market gn
Share derivatives Yatualion EPRA EPRA
afjoint  Lass non- and related surplus on NTA NTA
weniures  cantrolling Share dabit Lease \rading 31 March 31 March
Group and lunds interests optians adjustments liabilities properties  Inlangibies o1 2020
Em £m im Em £m im Em £m Cm £m
Reiail properties 2,183 46 [163) - - {74) - - 2,592 3873
Qffice properties 3,663 2,421 - - - 53) 9 - 5,040 6.793
Canada Water properties 387 - - - - - - - 387 364
QOther properties 121 - - - - - - - 121 147
Total properties! §,354 3,067 1143] - - 1127} g - 9,160 11177

Invesiments in joint veniures

and funds 2,120 (2,120 - - - - - - - -
Other investments 20 30 - - - - - 112) 38 125
Other net [lisbilitiest assets [252) [74) 5 14 - 127 - - 11%0) [264]
Net debt (2,249 (903} 99 - 115 - - - |2,938) (3,854
Net assets 5,983 - (59} 14 115 - 9 (121 4,050 7.202
EPRA NTA per share [Note 2] 448p 773p

1. Included within the total property value of £9,140m (2019/20. £11,177ml are right-cf-use assets net of lease liakilities of £8m{12019/20: C20ml. which in substance, relate to
properties held under leasing agreements. The fair value of righi-of-use assets are determined by calculalting the present value of nel rental cash flows over the term of 1the

lease agreements.
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued
Unaudited unless otherwise stated

Table A continued
EPRA Net Tangible Assets movement

Year ended Year endad
3t March 2021 A1 March 2020
Pance Fence
£m per share £m per share
Opening EPRA NTA 7,202 773 8,63% 904
Income return 175 19 306 33
Capital return 11,24%) (134) [1.323) [139]
Diwvidend paid (78) 18) 1295) {31
Purchase of gwn shares - - [125) [
Closing EPRA NTA 4,050 648 7,202 773
Table B: EPRA Performance measures
EPRA Performance measures summary table
2021 2020
Pence Pence
€m per share £m per share
EPRAEamings - basic 174 18.9 306 328
- diluted 175 18.8 306 327
EPRA Net Initial Yield 4.6% 4.6%
EPRA ‘topped-up’ Net Initial Yield 5.2% 5 1%
EPRA Vacancy Rate 8.3% 4.3%
2021 2020
Hetasset Net asset
wvalue per value per
Net assals shire Net assels share
£m {pance] £m Ipencel
EPRANTA 6,050 448 7.202 773
EPRA NRY . 6599 707 7872 845
EPRA NDV 5,678 609 6,762 126
Calculation and reconciliation of EPRA/IFRS earnings and EPRA/IFRS earnings per share
{Audited) i "
Loss attributable to the shareholders of the Company (1,0311 11,027}
Exclude:
Group - current taxation 25 ]
Group - deferred taxation 5 2
Jaint ventures and funds - taxation ] -
Group - valuation movement 888 1,105
Group - profit on dispasal of investment properties and investments (28} 1
Group = profit on disposal of rading properties - N7
Joini ventures and funds - net valuation mavement [including result on disposals) 410 284
Joint ventures and funds - capital financing costs - 22
Changes in fair value of financial instruments and associated close-oul costs 1zt 41
Nan-controlling interesls in respecl of the above (55} 199)
Underlying Profit 201 306
Group - underlying current taxalion [24) -
EPRA earnings - basic and diluted 178 306
Loss attributable to the shareholders of the Campany (1,031 11,0271
Cilutive effect of 2015 convertibie band - -
IFRS earnings - diluted 1,001) {1,0271
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Table 8 continued

2021 2020

Number Number

miltion millssn

Weighted average number of shares 938 945
Adjustment for treasury shares (1 (1
IFRS/EPRA Weighted average number of shares [basic) 927 734
Lhlutive effect of shajy uptiuns - -
Dilutive effect of ESOP shares 3 3
EPRA Weighted average number of shares [diluted) 930 937
Remove anti-dilutive effect 13) Hl
IFRS Weighted average number of shares [diluted) 927 73

Net assets per share (Audited)

EPRA published its [atest Best Practices Recarnmendations in Octaber 2019 which included three new Net Asset Valuation metrics,
EPRA Met Tangible Assets {NTA], EPRA Net Reinstatement Value [NRV| and EPRA Net Disposal Valug INDV]. These metrics are effective
from 1 January 2020 and have been adopted in the current year_ A reconciliation between the new EPRA net asset valuaton metrics and
the previous measures is shown on the following page.

2024 2020
Penee Pence

£m per share fm per share
Balance sheet net assets 5,983 7147
Deferred tax arising on revaluation movements - 6
Mark-i9-rarkel on derivatives and related debt adjustments 115 141
Dilution effect of share oplions 14 18
Surplus en trading properties 9 13
Inlangible assets 12 nn
Less non-controlling interesis {59} (1121
EPRA Net Tangible Assets [NTA] 6,050 648 7,202 73
Intangible assets 12 N
Purchasers' cosis 537 459
EPRA Net Reinstatement Value [NRV) 6,599 707 7872 845
Delerred tax arising on revaluation mavements 1l 19)
Purchasers’ costs 537 {659
Mark-tg-market on derivatives and related debt adjusiments (115) {141]
Mark-lo-market on debt {248) (301}
EPRA Disposal Value (NDV) 5,678 &09 6,762 726

EPRA NTA is considered to be the most relevant measure for the Graup and is now the primary measure of net assets, replacing

the previously reported EPRA NAY metric. EPRA NTA assumes that entities buy and sell asseis, thereby crystatlising certain levels of
unavoidable deferred tax. Due to the Group's REIT status, deferred tax is only provided at each balance shest date cn properties outside
the REIT regime. As a result deferred taxes are excluded from EPRA NTA for properties within the REIT regime. For properites outs:de
ot the REIT regirne, deferred tax is included to the extent that it is expected to crystallise, based on the Group’s track record and tax
structuring. EPRA NRV reflects what would be needed to recreate the Group through the investrnent markets based on ils current
capital and financing structure. EPRA NDV reflects shareholders’ value which waould be recoverable under a gisposal scenaria, with
deferred tax and financial instruments recogmised at the full extent of their liability.

200 2076

Numbesr Number

million railhen
Number of shares at year end 938 938
Adjustment for treasyry shares 111} (1Nl
IFRS/EPRA number of shares [basic) 927 927
Gilutive effect of share oplions 3 3
Dilutive eflect of ESDP shares 3 2
IFRS/EPRA number of shares (diluted) 933 932
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FINANCIAL STATEMENTS centinved

Supplementary disclosures continued
Unaudited unless otherwise stated

Table B centinued
Reconcitiation of new EPRA net asset valuation metrics to previous metrics

31 March A1 March
2001 2020
im Em
EPRA Net Tangible Assets 6,050 7202
Adjustment for:
Intangibles 12 11
EPRA Net Asset Yalue 6,062 7.213
Per share measure 650p Tihp
31 March 31 March
WH 2020
Lm Em
EPRA Net Reinstatement Value 6,599 7872
Adjustment for:
Purchasers costs (5371 1659
EPRA Net Asset Value 6,062 7.213
Per share measure 450p 774p
As the Group's EPRA NDV is the same as the EPRA NNNAV, there are no reconciling items.
31 March 31 March
13021 2020
£m £m
EFPRA Nel Dispoasal Value 5,478 6,742
EPRA NNNAV 5,678 6762
Per share measure 509p 726p
EPRA Net Initial Yield and topped-up’ Net Initial Yield [Unaudited)
2021 2020
£€m £m
Investment properly - wholly-owned 6,118 7.941
Investment property - share of joint ventures and funds 3,022 3,236
Less developments, residential and Land 1,224) {1140}
Completed property portfolio 7,916 10,037
Allowance for estimated purchasers’ costs &48 724
Graoss up completed property portfalio valuation [A] 8,564 10761
Annualised cash passing rental income 425 517
Properly oulgoings 129) {21]
Annualised net rents (B) 394 494
Rent expiration of rent-free periods and fixed uplifts’ 51 49
‘Topped-up’ net annualised rent (C] LA7 545
EPRA Net Initial Yield (8/A) L.6% 4.6%
EPRA ‘topped-up” Net Initial Yield [C/A) 5.2% 5.1%
In¢luding fixed/minimurn uplifts received in lieu of rental growth 5 10
Total ‘topped-up’ netrents (D) 452 5535
Overall topped-up’ Net Initial Yield [D/A) 5.3% 5.2%
‘Topped-up’ net annualised rent 447 545
ERVvacant space 42 38
Reversions 12 13
Tatal ERVIE] 501 596
Net Reversionary Yield (E/A) 5.9% 5.5%

1. The weighted average period over which rent-free periods expire is one year 1201%/20. ane year)
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Table B continued

EPRA Net Initial Yield [N1Y] basis of calculation

EPRA NiY is calculated as the annualised net rent (on a cash flow basis), dwided by the gross value of the completed property porifotio.
The valuation of our completed property portfolio 1s deterrined by our external valuers as at 31 March 2021, plus an allowance for
estimated purchasers costs Estimated purchasers costs are determined by the relevant stamp duty liability, plus an estimate by our
valuers of agent and legal fees on notional acquisition: The net rent deduction allowed for property outgeings is based on our valuers’
assumplions on future recurring non-recoverable revenue expenditure.

In caleulating the EPRA “topped-up’ NIY, the annualised net rent is increased by the total contracted rent from expiry of rent-free periods
and future contracted rental uplifts where defined as not in lieu of growth. Overall topped-up” NiY is calculated by adding any other
contracted future uplift to the topped-up’ net annualised rent.

The net reversicnary yield is calculated by dividing the totat estimated rental value [ERV) for the completed property portfolio,
as determined by our external valuers, by the gross completed property portfolio valuation.

The EPRA vacancy rate is calculated as the ERV of the unrented, lettable space as & proportion of the total rental vatue of the completed
property portfolio.

EPRA Vacancy Rate
2021 2020
m £m
Annualised potentizl rental value of vacant premises 42 38
Annualised potential rental value for the compleled property porifalio 507 603
EPRA Vacancy Rate 8.3% 6.3%

The above is stated for the UK portfolio only. A discussion of sigaificant factors affecting vacancy rates is included within the Strategic
Report [page 57}

EPRA Cost Ratios [Unaudited)

2021 2020
im Em
Property operaling expenses 9% 69
Administralive expenses 74 73
Share of joint ventures and funds expenses [1] 14
Less: Performance and management fees [from joint ventures and funds| (71 8l
el other fees and commissicns (4] 15}
Ground rent costs and operating expenses de facta included in rents (211 (6]
EPRA Caosts lincluding direct vacancy costs] (Al 183 127
Direct vacaney cosls {31) (301
EPRA Costs lexcluding direct vacancy costs) [B) 152 97
Gress Rental Income less ground rent costs and operating expenses de faclo included inrents 341 358
Share of joint ventures and funds IGRI less ground rent costs) 142 142
Total Gross Rental Income less ground rent coslis [C] 483 540
EPRA Cost Ratio {including direct vacancy costs] (A/C) 37.9% 23.5%
EPRA Cost Ratio [excluding direct vacancy costs) (B/C) 31.5% 18.0%
Impairment of tenant debters, tenant incentives and accrued inceme (D) 83 26
Adjusted EPRA Cost ratio (including direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tepnant incentives and guaranteed rent increases} [A-D)/C 20.7% 18.7%
Adjusted EPRA Cost ratio {excluding direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tenant incentives and guaranteed rent increases) [B-D)/C 14.3% 13.1%
Overhead and operaling expenses capitalised [including share ol jeint ventures and fungs| [ [

In the current year, employee costs in relation to staff time on development projects have been capitalised into the base cost of relevant
development assets. In addition to the standard EPRA Cost ratios [both including and excluding direct vacancy costs), adjusted versions
of these ratios have also been presented which remove the impact of the impairment of tenant debtors, tenant incentives and accrued
income which are exceptional items in the current year, 1o show the impact of these items on the ratios.
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Supplementary disclosures continued
Unaudited unless otherwise stated

Tabte C: Grossrental income

20m 2020
Em Em
Rent receivabte! 493 558
Spreading of tenant incentives and guaranteed rent increases 1" 131
Surrender premia 4 5
Gross rental income - 508 560
1. Group gross renialsncome inctudes ESm [2019/20: £3m) of all-inclusive rents relaling to service charge income.
The current and prior year information is presented on a proportionally consolidated basis, excluding non-controlling interests.
Table D: Property related capital expenditure
Year ended 31 Mareh 2021 Year ended 31 March 2020
Soint Jaint
ventures venluras
Group and funds Total Group and funds Total
Em £m €m Em fm {m
Acquisitions 52 - 52 94 54 148
Development 104 25 129 156 124 282
Investment properties
Incremental lettable space 1 - 1 1 - 1
Na incremental lettable space k| 28 59 82 20 102
Tenant incentives 2 S 7 9 6 15
Other material non-allocaied types of expenditure 5 1 [ 5 1 6
Capitalised interest [3 2 8 4 4 8
Total property related capital expenditure 201 51 262 35 21 56?2
Conversion from accrual to cash basis 34 14 LB 9 1Al 20
Total praperty related capital expenditure on cash basis 235 75 310 350 222 582

The above is presented on a propartionally consotidated basis, excluding non-centrolling interests and busingss cornbinations. The
"Other material non-allacated types of expenditure’ calegory contains capitalised staft costs of £6m [2019/20, £6m}
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OTHER INFORMATION (UNAUDITED)

Data includes Group’s share of Joint Ventures and Funds {includes Hercules Unit Trust)

FY21 rent collection’

Rent due between 25 March 2020 and 24 March 2021 Oltces Retail! Tatal
Received 39% % 83%
Rent deferrals 1% 5% 3%
Renl fgrgiven - 9% 5%
Moved to administration - 3% 2%
Oulstanding - 12% 7%
Total 100% 100% 100%

£225m £305m €530m
Collection of adjusted billing® 100% 83% 90%
March 2021 rent collection’
Rent due between 25 March and 18 May Olfices Retail® Totat
Received 8% 72% 84%
Rent deferrals - - -
Rent forgiven - 1% 1%
Customer paid monthly 1% 5% 3%
Quistanding 1% 22% 12%
Totat 100% 100% 100%

£45m £50m £95m
Collection of adjusted bitiing? 99% 6% B7%
1 As ar 18 May.
2. Includes non-office customers lacated within our London campuses.
3. Tetal billed rents excluswve of rent deferrals, rent forgiven and tenants meved to monthly payments.
Since 1 April 2020 Price [120%| Price (BL Sharel Annual Passing Rani
Purchases Sector £m £m Em'
Completed
A1 Retail Park, Biggleswade Retail 49 49 5
Heritage House, Enfield? Logistics 87 87 2
Exchanged
Hercules Unit Trust units 148 148 12
Total 284 284 1%
). BL share of annualised rent topped up for rent frees.
2. Exchanged and completed post period end
Since 1 April 2020 Price [100%] Price (BL Share} Annual Passing Rent
Sales Seclor £m fm £m!
Completed
Tescos, Milton Keynes & Peterboraugh Retail 149 14% 9
Partfolio of Sainsbury's steres? Retail 102 102 -
B&0Qs, Various Retail 100 100 8
Bezumant Leys [Bradgate Mall) Retail 63 53 5
Beaumont Leys [Fletcher Mall]? Retail 9 g 1
David Lloyd, Northwood Retail 51 51 2
Tesco, Brislington Retail 42 42 3
Valentine Retail Park, Lincela Retail 24 ¢ 1
Picton Place/James Streel, Londan Retail 14 14 i
Studlands Retail Park, New Market Retail H 11 i
Debenhams, Chelmsiord Retail 4 4 -
Deepdale Retail Park [unit Al, Preston Retait 4 2 -
Marble Arch House, York House & §0 Portman Sg  Offices 535 401 12
Clarges. Mayfair Offices 177 177 5
Yalding House, London Offices 42 42 2
Orwell House, London Offices 2 23 1
Clearwater Development, Theale Residenbial 12 12 -
1. BL share ol annualhised rent topped up for rent frees.
2. The portfalio was the indirect ownership 125.5%] af the reversianary inlerest of 26 Sainsbury's stores.
3. Exchanged and completed post period end.
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OTHER INFORMATION [UNAUDITED) continued

Smee | April 2020 Price 1100%] Price |BL Share} Annual Passing Rent
Sales Sactor Em £€m Em’
Exchanged
StAnne's, Regents Place Residentiat b 4 -
Total 1,368 1,217 51
i BL share of annualised rent topped up for rent frees,
Portfalio Valuation by Sector

Group s & Funds Total Change’
At 1 March 202) £m €m Em HI H2 Fy
West Erul 3,297 167 3,864 [2.5] {6.81 (3.21
City nz 2251 2,568 (4.0 i0.71 [4.6)
Offices 3,614 2,418 6,032 {3.1) 10.8] {3.8)
Retail Parks 831 536 1,387 [13.1] 16.5) [18.¢]
Shopping Centre 409 487 896 [18.1} 19.9) 135.7]
Supersiores 47 - 47 (0.2 1.7 0.7
Department Stares 10 - 10 [34.3) [32.3] 155.31
High Street N 1 92 114.0} (9.81 [22.4)
Leisure 142 18 180 11.3}) {331 [14.2)
Retail 1,550 1,042 2,592 (14.9) [11.4) [24.7)
Residential? 121 - 121 (9.1} {1.9] [10.4)
Canada Water 387 - 387 16.0) 3.4 (2.5]
Total 5,472 3,440 9,132 17.3) [3.8] [10.8)
Standing Investments 4,559 3,357 7,918 &1 {4.5) {12.4}
Developments 1,113 103 1.214 0.9} 1.9 0.4}

1. Valualicn movement during the year lafter taking account of capial expenditurel of properties held at the balance sheet date, including develapmenis [classified by

end use), purchases and sales.
2. Stand-alone residential.

Gross Rental Income'

12 manths ts 31 March 2021

Annualised as at 11 March 2021

Accounling Basis {m Group N4 & Funds Tatal Group J¥s & Funds Tatal
West End 13t 18 14% 116 7 123
City T8 80 95 ) 77 83
Offices 147 98 245 122 B4 206
Retail Parks 84 g1 135 71 44 17
Shopping Centre 50 43 93 40 40 80
Supersteres 5 - 5 3 - 3
Department Stores 1 - 1 1 - 1
High Street 5 - 5 5 - 5
Leisure 12 ‘1 13 12 i 13
Retail 157 95 252 132 87 219
Residential? J - k) 1 - 1
Canada Water 7 - 7 - - -
Total 314 193 507 255 171 428

Canada Water is now excluded from the standing investment analysis as it is valued as a development asset on a residualised basis
1. Gross rental income will difler from annualised valuatioa rents due to accounting adjustments for fixed & mimimum coatracted rental upliits and lgase incentives.

2 Stand-alone residential.
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Portfolio Net Yields'?

EPRA netinitial  EFRA igpped up Overall topped up

Nel equivatent

Net equivalent

Net reversionary

yield net inilial yield netinitial yeld yield  yield movement yeld ERV Grawlh
As ai 31 March 2021 % % % % bps % %'
West End 3.7 44 4.4 45 13 53 20
City 30 38 38 4.4 2 5.0 (1.6
Offices 3.4 4.1 41 4.5 9 51 0.7
Retail Parks 78 8.1 8.2 7.5 45 7.4 [15.21
Shopping Centre 6.8 71 73 7.6 143 7.0 (203
Superstores 5.9 73 7.3 5.7 131} 5.9 0.2
Deparimenl Stores (0 4) (0.4] [0.4) 9.4 123} 15.1 (23.5)
High Street 48 50 5.0 6.0 42 45 (17.1)
Leisure 6.3 b.4 7.0 5.9 90 39 [10.3}
Retail 7.1 7.5 7.6 7.4 81 LA [14.8]
Total [X] 5.2 5.3 5.4 33 5.9 {7.6)
On a proportionally consolidated basis including the Group's share of joint ventures and funds
Canada Water is now excluded from the standing investment analysis as it is valved as a development assel on a residualised basis
1. Including notional purchaser’s costs.
2. Excluding committed developments, assets held for developrment and residential assels.
3 including rent contracted Irem expiry of rent-iree periods and fixed uplifts not (1 liey of rental grawth.
4. Including fixed/minimum yplilts (excluded from EPRA definitinn).
5. As calcwated by MSCIL
Total Property Return [as calculated by MSC)
12 months te 31 March 2021 Qffices Retail Tatal
had British Land MSCI Brilisn Land M5CI British Land M5C)
Capital Return 13.4) 14.5) 124.7) 112.9 (108l 3.2)
- ERV Growth 0.7 {1.0) 116.8) (%.0) [7.6] [2.8)
- Yield Movermnent' 9 bps 20 bps B1 bps 30 bps 33bps 1bps
Income Return 3.0 38 7.3 5.5 4.2 45
Tatat Property Return 0.8} 10.8) 119.1) [8.1] 7.0) 1.2
0On a proportonally consalidated basis including the Graup's share of joint ventures and funds
1. Net eguivatenl yield moverment
Top 20 Tenants by Sector
Ag at 31 March 2021 % ol retail rent % af affice renl
Retail Dffices
Next 54  Facehook 86
Walgreens |Bools) 4.7 UK Government 6.9
M&S Ple 4.2 Dentsu Aegis' 48
Tesco 31 Visa 43
J Sainsbury 31 Herbert Smith Freehills a5
JO Sports 29 Gazprom 29
Dixons Carphane 2.9 Microsolt Corp 2.7
Frasers Group 24 TPICAPPic 25
TIX [Tk Maxx) 25 SMBC 24
Virgin 20 Vodzfone 22
Asda Group 2.0 Deutsche Bank 21
Hutchisen Whampea Lt 1.9 Henderson 19
0%S Furniure 1.9  Reed Smith 18
TG Fridays 18  The Interpublic Group tMcCann) 1.7
River Island 1.6 Mayer Brown 1.6
H&M 1.5 Ctrip.com {Skyscanner) 1.5
Primark 1.5 Mimecast Ltd 14
Wilkinson 1.5 Credit Agricole 13
Homebase 1.5 Kingfisher 1.3
Pets at Home 1.2 Milbank LLP 1.2

1. Taking into account their pre-let of 210,000 syq ft at 3 Totun Syuai e, aud L break of existng space al 10 & 26 Tritan 5t, % conteacted rent would rise o 8.9%
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OTHER INFORMATION (UNAUDITED) continued

Major Holdings

BL Share Sqfi Reni llOD%l Occupancy Lease
As 1 31 March 2021 % e tmpa'* rale % teagth yrs®”
Broadgate 50 4,468 184 92.0 7.3
Regent's Place 100 1,740 78 961 3.8
Paddingten Central 100 958 [4] 9B.4 53
Meadowhall, Sheffield 50 1,500 72 94.9 4.1
Drake’s Circus, Plymauth 100 1,190 14 87.0 5.4
Glasgow Fort 78 510 16 91.7 5.4
Ealing Broadway 100 540 13 90.7 3.4
Teesside, Stockion 100 569 14 90.9 3.2
New Mersey, Speke 68 502 13 95.8 4.6
Gilthrook, Nottingham 100 198 7 100.0 5.6

1. Annualised EPRA contracted rent including 100% of Joint Ventures & Funds.

2. Includes accommodalion under offer or subject to asset management
3. Weighted average to first break.
4. Excludes committed and near term developments,

Lease Length & Occupancy

Avgrage \ease length yrs

{Jccupancy rate %

As at 31 March 2021 To expiry To break EPRA Occupancy Cccupancy'=?
Waesl End 55 43 953 6.6
City 8.4 12 84.4 90.7
Offices 6.7 5.5 91.3 94.1
Retail Parks 6.4 4.7 933 94.7
Shopping Centre 5.7 4.4 91.0 933
Superslores 6.3 6.3 96.6 96.6
Oepartment Stores 231 22.9 97.0 97.0
High Street 3.7 31 91.0 93.7
Leisure 130 12.8 94.0 94.0
Retail 4.5 5.1 925 9é.1
Total b.é 5.3 1.8 941

Canada Waler is now excluded fram the standing invesiment analysis as it is vatued as a development asset on a residualised basis

1. Space allocated to Storey is shown as occupied where there is a Siorey tenant in place atherwise it is shawn as vacant. Tolal eccupancy would rise lrom 94.1% to

99 4% if Storey space were assumed to be fully let
2. Includes accommodation under offer or subject to asset managemant.

3. Where occupiers have entered administration or CVA but are still liable for rates. these are trealed as ocCupied. | units in administration are treated as vacant, then
the occupancy rate for Retail would recuce from %4.19% to 90.6%, and Lotal cccupancy would reduce from 94.1% 1o 92.4%.

Portfolio Weighting

2020 021 2021
As ol 31 March % LY £m
West End 37.7 379 3,464
Cily 23.0 28.1 2.568
Offices 60.7 66.0 6,032
Retail Parks 16.5 15.0 1,367
Shopping Centre 135 7.8 894
Superstores 0.8 05 &7
Department Stores 0.3 g1 10
High Street 12 1.0 92
Leisure 2.4 2.0 180
Retait L7 28.4 2,592
Residential’ 1.3 1.3 121
Canada Water 3.3 4.3 387
Total 100.0 100.0 9,132
Landon Weighting % T1% 6,984

1. Stand-alone residential
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Annualised Rent & Estimated Rental Value (ERVI

Annualised rent [valuation basisl ERV Average rent
Em' £m €psf
As at 3i March 2021 Group N3 & Funds Total Tolal Conlracied’ ERV
West End? 108 7 195 165 59.9 49.0
City? 7 T 78 124 945 532
Offices? 115 78 bk 289 57.6 62.5
Retail Parks 74 50 124 114 222 19.4
Shopping Centre 42 43 85 83 241 24.1
Superstores 3 - 3 3 17.8 14.4
Department Stores 1 - 1 2 07 3.1
High Street 5 - 5 7 11.5 14.5
Leisure 12 1 13 1" 17.3 146
Retail 137 94 20 225 20.4 19.3
Residential* 1 - 1 1 12.7 11.4
Total 253 172 425 515 28.1 30.6

Canada Water is now excluded from the standing investment analysis as it is valued as a develapment asset on a residualised basis

1. Gross rents plus, where rent reviews are autstanding. any increases to ERV [as delermined by the Group’s external valuersl, less any gound rents payabie under
head leases, excludes contracted rent subject to rent free and future uplifi.

2. Annualised rent, plus rent subject te rent free.

3. Epsi metrics shown for office space only,

4. Stand-alone resideniial.

Rent Subject to Open Marke! Rent Review'

For periad to 31 March 2022 w023 024 2025 202 2022-2¢ 2022-24
As at 31 March 2021 £m £m {m £m Em £m £m
West End 7 22 [ 15 1 33 49
City - 1 16 8 27 17 52
Oifices 7 23 20 23 28 50 101
Retait Parks 1 9 [ 7 ] 26 39
Shopping Centre & 8 3 3 2 17 22
Superstores - 1 1 - - ? 2
Department Stores - - - - - - -
High Street - - - - - - -
Leisure - - - ] - - 1
Retail - 17 18 10 11 8 45 bl
Residential 1 - - - - 1 1
Totat 25 3 30 34 36 34 146
On a proportionally consolidated basis including the Group's share of joint ventures ard lunds

Canada Waier is now excluded from the standing inveslment analysis as it is valued as a development asse? on a residuatised basis

1. Reilecis standing investmeant only.

Rent Subject to Lease Break or Expiry'

Far pecisd to 31 March 2022 2023 2024 2025 W2 2072-24 2022-2%
As a3 31 March 2021 £m im ] Em £m £m £m
West End 29 24 12 g 12 65 86
City 7 4 13 4 14 24 4d
Oftices 36 28 25 13 28 B9 130
Relail Parks 17 15 ’ 24 12 14 56 82
Shopping Centre 16 1% 10 3 13 41 42
Superstores - 2 - - - 2 2
Department Stores - - - - - - -
High Street 2 1 1 1 - 4 3
Leisure - - - - 1 - 1
Retail 35 33 a5 21 28 103 152
Residential - - - - - - -
Total Fal &1 60 34 54 192 282
% of contracted rent 14.8 12.8 12.8 7.2 11.8 40.4 59.4

On a propertionatly consolidated basis including the Group’s share of joint ventures and funds
Canada Water is row excluded frem the standing investment analysis as it is valued as a developmnent assel on a residualised basis

1. Reflects standing investment only.
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OTHER INFORMATION {UNAUDITEDI continved

Recently ‘Completed and Committed Developments

As al BL Share 100% sq il Current Value Cosl ta come ERYV Pra-lat
31 March 2021 Seclor % ‘000 PC Calendar Year €m Em' £m’ Em
100 Liverpocl Street Qffice 50 520 Q3 2020 403 - 19.4 15.5
Total Recently Completed 520 403 - 19.4 15.5
1 Triton Square? Office 100 345 Q2 2021 443 32 228 21.9
Norton Folgate Olfice 100 336 Q3 2023 120 229 222 -
1 Breadgate Office 50 546 Q2 2025 94 227 2.1 5.0
Total Committed 1,247 657 488 £5.1 28.9
Qther Capital Expendilure? 34
3. From 1 April 2021. Cost to come excludes notional interest as interest is capitalised individually on each development at our capitalisation rate.
2. Estimated headline rental value net al rent payable under head leases [excluding tenant incentives).
3. Capex commuitled and underway within our investment portfolio relating to leasing and asset management,
4. Compteted post year end in May.
Near Term Development Pipeline
Lel &

BL Share 100% sq i Earliest Slart Current Value  (Cast lo Come ERY  Urder nglfer Planning
As at 31 March 2021 Sectar % L on Site Em £m’ Em? m  Stalus
5 Kingdom Street Difice 100 438 Q22022 117 344 CIn - Consented
Aldgate Place, Phase 2 Residential 100 136 Q32020 28 99 65 - Consented
Canada Water. Plot A1? Mixed Use 100 272 Q32021 30 218 6.7 - Consented
Canada Water, Plat A2? Mixed use 100 248 Q32D 16 120 10.4 - Consented
Canada Water, Plot K13 Rasidential 100 62 Q32021 - 25 - - Consented
Total Near Term 1,156 191 B804 531.7 -
Other Capital Expenditure® 97
1. From 1 April 202 1. Cosl io come excludes notional interesi as interes! is capitalised individually on gach development at our capitalisation rata.
2. Estimaled headline rentat valug net of rent payable under head leases [excluding tenant incentives).
3. The London Borough af Southwark has confirmed they will nat be investing in Phase 1. The BL ownership share will change over time as costs arencurred and is

expacted 1o be ¢ 98-99% by PC
4. Forecast capital cormwnitments within our investment portfolio over the next 12 months relating to leasing and asset enhancement.

Medium Term Development Pipeline

BL Share 100% Sq it
As at 31 March 2021 Sector % ‘000  Planning Status
2-3 Finsbury Avenue Cffice 50 704 Consented
Eden Watk Retail & Residantial Mixed Use 50 £52 Consentad
Ealing - 10-40 The Breadway Mixed Use 100 303 Pre-submission
Ealing - International House QOffice 100 145 Pre-submission
Gateway Building Leisure 100 105 Consented
Euston Tower Other 100 420 Pre-submission
Canada Water - Future phases' Mixed Use 100 4,498 Consented
Total Medium Term 6,847

1. The London Borough of Southwark has the right to invest in up te 20% of the completed devetopment. The BL pwnership share will change over time depending an

the level of contribulions made. but will be no tess than 80%.
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SUSTAINABILITY PERFORMANCE MEASURES

EPRA best gractice recommendations on
sustainability reporting

We report on all assets where we have
day-to-day aperational or managament
influgnce (oyr managed portfolio] and
all developments over £300,000 with
pianning permission, on sile ar
completed in the year. The exception
in this tabte i Energy Performance
Certificates, where we report an all
assets under management, As at

31 March 2021, our managed porticlic
comprised 84% of our assets under
management Please see the scope

calumn for indicater-specific
reporting coverage.

We have receved Gold Awards for
sustainability reporting from the European
Public Real Estate Association [EPRAI,
nine years running. For our full EPRA
suslainability reporting, methadology

and the 2021 DNV Assurance Statement,
please see our Sustainability Accounts
2021 at britishiand.com/data. Selected
data has been independently assured

Environmental performance!

since 2007. Selected data in the
Sustainability Accounts far 2021 has
been independentty assured by DNV
in accordance with the International
Standard on Assurance Engagements
[ISAE] 3000 revised - Assurance
Engagements other than Audits

and Reviews of Historical Financial
Information’ (revised), issued by the
International Auditing and Assurance
Standards Beard.

Scope
2011 2020 2019 lassels or unitst
Total electricity consumption {MWh) 123,328 151,504 154 532 108/112
Total district heating and cooling
cansumption (MWh) 0 a 0 108/112
Total tuel consumption (MWh] 38,134 37.313 34,290 81/82
Building energy intensity (kWh) Offices [par sqm) 210 257 305 35/35
Shopping centres (pec sgm| 95 126 118 9/9
Retail Parks |per car parking space) 129 149 149 33
Shopping villages To be reported from 20722
Retail, High Street To be reported from 2027
Total direct iScope 11 greenhouse
gas emissions [tennes CO.e) 5,661 5,945 5.556 109/113
Total indirect{Scope 2} greenhouse gas Location based 12,435 15,373 20,258 109/113
emissions {tonnes CO,e) Market based 839 569 1,549 109/113
Greenhouse gas intensity from building Offices [per sqm. whote buildingl 0.067 0.087 0.113 34136
energy consymption [tonnes CO.e) Shopping centres [per sqm| 0.021 0.031 0.034 9/9
Retail Parks [per car parking space) 0.032 0.040 0.044 31/31
Shepping villages To be reparted fram 2022
Retail. High Street To be reported from 2022
Total water ¢onsumption {m?] 458,932 814,658 553,282 73/75
Building water intensity Cffices 50.5 12.1 14.09
[m? per FTE ar 10,000 visitors) Shopping centres 16.76 17.42 nr
Retail Parks 41.79 8.93 nr 60/8%
Shopping villages 52.31 44 A5 nr
Retail, High Street - - -
Total non-hazardous waste by Re-used and recycled 3,189 10,065 10,818 89/92
disposal route [tonnes and %] 53% 58% 57%
Intinerated 2,878 7.3468 8,182
LT% 42% 43% B9/9
Langfilted 1 2 2
0% 0% 0% 89192
Total hazardous waste by Re-used and recycled 40 8 5 89/92
disposal route (tonnes and %) T79% B4% 4%
Incinerated 10 2 7
21% 156% 55% 85192
Langfilled ] 0
0% 0% 0% 85192
Sustainably certified assets — Ato B 24L% 25% 22%  2578/2865
Energy Perfarmance Certificates CroE 71% 0% 73%  2578/2845
(% by floor area) FloG 5% 5% 5% 2578/2865
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SUSTAINABILITY PERFORMANCE MEASURES continued

Social performance?

Stope
02 2020 2019 lassets or unitsl
Employee diversity — gender Male 50% 4£9% 4£7% -
Female 50% 51% 53% -
Gender pay ratio (total remuneration,  Executive Directors n/a n/a nfa -
median female to male) Senior management % 89% 88% -
Middle and non-management 69% 1% T4% -
Employee training — average hours 16 242 162 -
Employee training — ahnual
performance review 100% 100% 100% -
New employees and New hirgs raie (%) 15% 16% 20% -
employee turnover Departures rate %) 1% 12% 19% -
Employee health and safety Absentee rate 0% 1% 1% -
Injury frequency rate 0 Q b -
Lost day rate 0 ) 3.68 -
Work-related fatalilies 0 0 0 -
Asset health and safety Proportion subjeci to health and safety
review (%] 100% 100% 100% 114/114
Incidents of nan-compliance 0 0 0 114114
Proportion of managed portfolio
[tioor area) where community
activity implemented Té% 80% B83% 99/99

. As per EPRA best practice recommendations. toial energy and waler data covers energy and water procured by Briush Land. Energy and carbon intensity data

cavers whole building for Offices and comman parts for Retall Water intensity data covers whole buildings for Offices and cornmon parts for Retait Per sqm
camprises net internal areas for Qlfices and common parts for Retail. From 2021, intensity metrics are no longer degree day adjusted and previous years have

been restated.

2. Employee dala has been restated using headrount rather than FTE,

Governance indicators

Annual Reper! and Accounis 2020

Compasition of the highest governance body

Board's Executive and Nen-Executive Directors pages 90-92 and 115

Nominating and selecting the highest governance body

Appointment process for new Direclors pages 112-115

Process for managing conflicts on interest

Board procedure far managing conflicts of interest page 97
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TEN YEAR RECORD

The table below summarises the last ten years' results, cash flows and balance sheets.

0 2020 2019 2018 2017 2015 015 2014 2013 212
em Em £m £m £m £m &m £Em Em £m
Income?
Gross rental income 508 540 576 413 643 494 418 597 567 572
Netrental income 387 478 532 576 610 620 585 562 541 546
Net fees and olther income 1 13, 10 15 17 17 17 15 15 17
Interest expense [net) [103) [111) 1121) [128] 1157 {180) [201) 1202) {206) 218)
Adminisirative expense (74) (74) 181] 1831 (84} 194l (88} (78] (74) 178)
Underlying Prafit 20 304 340 380 390 362 313 297 274 2469
Exceptional costs
Inot included in Underlying Profiti - - - - - - - - - -
Dividends declared 78 148 298 302 296 287 277 266 234 231
Summarised balance sheets’
Total properties at valuation? 9,140 31177 12316 136 13940 16648 13,677 12,040 10,499 10,337
Net debl 12,9381 (3,854)  (3,521) 13,973] {42231 14,765) 14918] (48901 4,266 {4,690)
Other assels and labilities (152 [110] [146] (183) {219 191 276 {123 {264) [246)
EPRA NTA / NAV liully diluled| 6,050 7.213 8,649 9,560 9,498 10,074 9,035 7,027 5,967 5,381
Cash flow movement ~ Group only
Cash generated trem operations 218 404 617 351 379 341 318 243 197 211
Other cashflows from operations 169} (29) {4 2 [14) {47) (33 [24) 17) 15]
Met cash inflow from
cperaling activities 149 375 613 353 363 294 285 219 190 206
Cash inflow [outilow| from
capital expenditure, invesiments,
acquisiions ang dispesals 910 1361 187 346 470 230 [111] 16601 [(202) [547)
Equity dividends paid (76) [295] 1298) (304) {295) (235} (2281 [159] (2031 1212)
Cash [outflow] inflow from
management of liguid resources
and financing (1,022) 232 (3654 1404] 1538 1283) 20 407 213 630
|Dacreasel increage in cash® 1391 [45) 137 (9] - 3 134 7 [2) 77
Capitat returns
{Reduction] growth in net assets? [16.01% 11641%  [9.51% 07%  [5.71% 115%  28.4% 17.8% 10.9% 5.5%
Total accaunting return MeMN% N1.0%  (3.31% 8.9% 2.7% 14.2%  245%  20.0% 4.5% 9.5%
Total accounting return -
pre-exceplional [15.1)% 11101%  [3.3)% 8.9% 2.7% 162%  245% 20.0% 4.5% 9.5%
Per share informatian
EPRA NTA /NAV per share’ b48p T7ip 905p 967p 915p 919p 829p £88p 59%p 395p
Memorangum
Dividends declared in the year 15.0p 16.0p 31.0p 30.1p 29.2p 28.4p 272.7p 27.0p 2b.4p 26.1p
Dividends paid in the year 8.4p 31.5p 30.5p 29.6p 28.8p 28.0p 273p 26.7p 26.3p 26.0p
Dituted earnings
Underlying earnings per share 18.8p 32.7p 34.9p 37.4p 37.8p 34 1p 30.4p 29.4p 30.3p 29.7p
IFRS {loss] earnings per sharg! (111.2)p (1100l  [30.0)p 48.5p 1470 119.7p  1673p 110.2p 31.5p 53.8¢c
1. Including share of juint ventures and lynds. '
2. Represents movement in diluted EPRA NTA in 2021 and movement in diluted EPRA NAY from 2020 1o 2012,
3. Including surplus over book value of rading and develapment properties.
4. Including restatement in 2016,
5. Represents movernent in cash and cash equivalents under IFRS and movemenits in cash under UK GAAP.
4. EPRA NTA is disclosed in 2021 and EPRA NAY is disclosed from 2020 10 2012,
7. EPRA NTA per share s disciosed in 2021 and EPRA NAY per share 15 disclosed Irom 2020 10 2012
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SHAREHOLDER INFORMAT!ON

Analysis of shareholders —
31 March 2021

Number Balance as at

020/ of haldings % 31 March 2021' %
1-1.000 4,488 5672 1,826,034 019
1.031-5,000 2,092 26 .44 4,472 456 0.4%
5,001-20,000 548 593 5.541,286 059
20.001-50.000 203 2.57 6,670,530 0.7]
50.001-Highest 581 7.34 919321686 98 0!
Total 7912 10000 937.981.992 100.00
Holder lype

Ingividuals 5,402 48.28 EATARNIY 1.02
Nominee and

institutional investors 2510 31.72 928410890 98.98
Total 7912 10000 937981992 100.00

1 Excluding 11.266.245 shares held in treasury

Registrars
British Land has appainted Equiniti Limited [EQ] to administer
its shareholder register. EQ can be contacted at-

Aspect House
Spencer Road
Lancing, West Sussex BN9? 6DA

Tel: §371 384 2143 |UK callers)
Tel: +44 (011271 415 7047 [Overseas callers)

Lines are open from $:00am to 5.00pm Monday to Friday
excluding public halidays in England and Wales.

Waebsite: shareview co.uk
By registering with Shareview, shareholders can:

- view your Briish Land sharehelding online
- wupdate your delails
- electto recewe shareholder mailings electronically

£Q is also the Registrar for the BLO Property Holdings
Lim.ted Steck.
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Share dealing facilities

By registering with Shareview, EQ also provides existing and
prospeclive UK shareholdars with 3 share dealing facility for
buying and selling British Land shares gnline or by phone.

For more infarmation, contact EQ at shareview.co.uk/dealing or
call 0845 603 7037 [Monday to Friday excluding public holidays
from 8.00am to 6.00pm]. Existing British Land sharehclders will
need the reference number given on your share certificate to
register. Similar share dealing facilities are provided by cther
brokers, banks and financial services.

Website and shareholder communications

The British Land corporate website contains a wealth of
material for shareholders, including the current share price,
press releases and information on dwidends. The website can
be accessed at britishland.com.

British Land encourages its shareholders to recewve
shareholder communications electronically. This enables
shareholders to receive information quickly and securely as
well as in a more environmentally friendly and cost-effective
manner. Further information can be obtained from Shareview
or the Shareholder Helpline.

ShareGift

Sharehotders with a small number of shares, the value of
which makes it uneconomic to sell them, may wish to consider
danating their shares ta charity. ShareGift 15 a registered
charity [Nc. 1052686) which callects and sells unwanted shares
and uses the proceeds to support @ wide range of UK charities.
A ShareGift donahion form can be obtained from Equinili.

Further information about ShareGift can be abtained from their
website: sharegift.org.

Honorary President

In recognition of his work building British Land into the industry
leading campany it is today, Sir John Ritblat was appointed as
Hongrary President on his retirement from the Board in
Oecember 2604.

Registered office

The British Land Company PLC

Yark House

45 Seymour Street, London W1H 70X

Telephone: +44 (0120 7486 4466
Registered number. 621920
Website- britishland.com



Dividends

As a REIT, British Land pays Preperty Income Distribution (PIDI
and non-Froperty Income Distributien [non-PID) dividends.
Mare infarmatian on REITs and PI0s can be found in the
Investors section of our website at britishland.com/
investars/dividends,

British Land dividends can be paid directly into your bank or
building society account instead of being despatched te you by
cheque. Mare informaticn about the benefits of having dividends
paid directly into your bank or building society account, and

the mandate form to set this up, can be found in the Investors
sectian of our website at britishtand com/investers/dividends/
dividends-direct-io-your-bank.

Scrip Dividend Scheme

British Land may offer shareholders the opportunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Alternative to a particular dividend from time to time.
The Scrip Dividend Scheme allows participating shareholders
to receive additional shares instead of a cash dividend.

For maore information please visit the Investors section

of our website a1 britishland.com/investors/dividends/
scrip-dvidend-scheme.

Unsolicited mail

Britsh Land is raguired by law tp make its share register
available on request to other organisations. This may result
in the receipt of unsolicited mail. To Limit this, shareholders
may register with the Mailing Preterence Service. For more
information, or to register, wisit mpsonline. org.uk.

Shareholders are also advised to be wgilant of share fraud
which includes telephone calls offering free investment advice
or offers to buy and sell shares at discounted or highly inflated
prices. i it saunds too good to be true. it often is. Further
information can be found on the Financial Conduct Authority’'s
website fca.org.uk/scams or by calting the FCA Consumer
Helpline en DBOO 111 6748.

Tax

The Group elected for REIT status on 1 January 2007, paying

a £308m conversion charge ta HMRC in the sarme year. As a
consgquence of the Group’s REIT status, tax is not levied within
the corporate group an the gualifying property rental business
bul is instead deducted from gistributions of such income

as Property Income Distributions [PID] to sharehalders. Any
income which does not fall within the REIT regime is subject
to tax within the Group in the usual way. This includes profits
on property trading activity, property related fee income and
intergst income As outlined in Note 7 1o the accounts, there
was a shartfall in PID payments far the year to 31 March 2020,
We remained compliant with the REIT regime through the
payment of additional corparation tax. We continue to pass

2ll REIT tests ensuring that our REIT status is maintained.

We wark proactively and openly to maintain a construclive
relationship with HMRC. We discuss matters in real-time
with HMRC and disclose all relevant facts and circumstances,
particularly where there may be tax uncertainty or the law is
unclear. HMRC assigns risk ratings te all large companies.
We have a low appetite for tax risk and HMRC considers us

to be "Low Risk’ |a status we have held since 2007 when the
rating was first intreduced by HMRC,

Further information on our Tax Strategy can be found in
Qur Approach to Tax Strategy at britishland.com/governance.
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SHAREHOLDER INFORMATION continued

Forward-looking statements

This Annual Repert contains certain {and we may make other
verbal or written) forward-looking’ statements These forward-
loaking staternents include all matters that are not hustoricat
fact. Such statements refiecl current views, intentions,
expectations, forecasts and beliefs of British Land concerning.
among cther things, our markets, activities, projections,
strategy, plans, initiatives, objectives, performance, financial
cendition, liguidity. growth and prospects, as well as
assumptions about future events. Such forward-locking’
statements can somatimes, but not always, be identified by
their reference to a date or point in the future, the future lense,
or the use of "forward-looking’ terminglogy, including terms
such as believes’, ‘considers’, ‘estimates’, ‘anticipates’,
‘expects’, ‘forecasts’, ‘intends’, ‘continues’, 'due’, ‘potential’,

‘possible’, ‘plans’, ‘seeks’, ‘projects’, "budget’. ‘goal’, ‘guidance’,

‘trends’, ‘future’, ‘cutlook’, ‘schedule’, target’, "aim’, ‘may’,
‘Lkely to”, 'will’, 'would’, ‘coutd’, ‘should’ cr similar expressions
or in each case their negative or other variations or comparable
terminology. By their nature, forward-looking statemeats
involve inherent knawn and unknown risks, assumplions

and uncerlainties because they relate to future events and
circumslances and depend an circumstances which may

or may not occur and may be beyond our ability to control,
predict or estimate. Farward-locking statements should be
regarded with caution as actual outcomes ar resulls, or plans
or objectives, may differ materially from those expressed in

or imptied by such staternents. Recipients should not place
reliance an, and are cauttoned aboul relying on, any
forward-loaking statements.

Important factors that could cause actual results [including
the payment of dvidends). perfarmance er achievements of
British Land te differ materially from any outcomes or resulis
expressed or implied by such forward-looking statements
include, among other things: [a) general business and political,
social and economic cenditions globally, |bl the consequences
of the United Kingdom's withdrawal {from the European Union,
fc) industry and market trends (including demand in the
properly investment market and property price volatitity),

{d] competition, [e] the behavigur of other market participants,
Il changes in government and other regulation inctuding in
relation to the environment, health and safety and taxation lin
particular, in respect of British Land's status as a Real Estate
Investrnent Trust], kgl inflation and cansumer confidence, (h]
labaur relations and work stoppages. {I] natural disasters and
adverse weather conditions, {j) terrorism and acts of war,

[kl British Land's averall business strategy, risk appetite and
investment choices in its portfelic management, (1} legal or
other praceedings against or af‘ecting British Land, [m] reliable
and secure IT infrastructure, {n] changes in occupier demand
and tenant default, fo] changes in financial and eguity markeis
including interest and exchange rate fiuctuations, [p) changes
in accounting practices and the interpretation of accounting
standards, Ig} the availability and cost of finance and {r) the
consequences of the Covid-19 pandemic. The Company’s
principal risks are described in greater detail in the section of
this Annuai Report headed "Risk Management” on pages 78-87
linclusive]. Forward-laoking statements in this Annual Report,
or the British Land website or made subsequently, which are
attributable to British Land or persens zcting on its behalf,
should therefore be construed in light af all such facters.
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Information contained in this Annual Report relating to

British Land or its share price or the yield on its shares are not
guarantees of, and should nat be relied upon as an indicator of,
future perfarmance. and nothing in this Annual Report should
be canstrued as a profit forecast or profit estimate, or be taken
as implying that the earnings of British Land for the current
year or future years will necessarily maich or exceed the
historical or published earnings of British Land. Any forward-
looking statements made by or on behalf of British Land speak
onty as of the date they are made. Such forward-looking
statements are expressly qualified in their entirety by the
factors referred to above and no representalian, assurance,
guarantee or warranty is given in relation to them (whether

by British Land or any of its asscciates, Directors. officers,
employees or advisers), including as to their completeness,
accuracy, fairness, reliability, the basis on which they were
prepared, or their achievernent or reasonableness. Other

than in accordance with our legal and regulatory cbligations
lincluding under the UK Financial Conduct Authority’s Listing
Rules, Disclesure Guidance and Transparency Rules, the

EU Market Abuse Regulation, and the requirements of the
Financial Conduct Authority and the London Stack Exchangel,
British Land does nol intend or undertake any obligation to
update or revise publicly forward-looking slaleinents to

reflect any changes in British Land’s expectations with regard
thereto or any changes in inforemation, events, conditions,
circumstances or other information on which any such
statemenl is based [regardless of whether those forward-
looking statements are aftected as a result]. This document
shall not, under any circumstances, create any implication that
there has been no change in the business or aftairs of British
Land since the date of this docurnent or that the infermation
contained herein is correct a5 at any time subsequent to

this date.

Nothing in this document shall constitute, 1n any jurisdiction,

an affer or solicitation to sell or purchase any securities or other
financial instruments, nor shall it constitute a recormmendation,
invitation or inducement, or advice, in respect of any securities
or other knancial instruments or any other matter.

The Annual Report has bean prepared for, and only for, the
membars of British Land, as a bedy. and no other persans.
British Land, its Directars, officers, employees or advisers do
not accept or assume respensibility to any other person to who
this document 15 shown or inta whose hands it may come, and
any such respons;bility or liability is expressly disclaimed
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