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Presentation of financial information

The financial stalements for tbe year ended

31 March 2022 have been prepared on the historicat
cost basis, except for the revaluation of properties,
inveslments classified as fair vatue through profit
or loss and derivatives The financial statements
are prepared in accordance with UK-adopted
International Accounting Standards and the relevant
legal requirements of the Companies Act 2006
[1FRS]. On 31 Decernber 2020 EU-adopted IFRS
was braught into UK taw and became UK-adopied
International Accounting Siandards. with future
changes to IFRS being subject o endorsement by
the UK Endorsement Board. The consolidated
financial statements have transitiened to UK-
adopted International Accounting Standards far the
year ended 31 March 2022 This change constitutes
a change in accounting framework. Howaver, there
1S ND IMpact on recagnition, measurament or
disclosure in the year reported as a result of the
change in framewark In the current financral year

the Group has adopted a number of minor
amegndmants Lo standards effective in the year
issued by the IASB, none of which bave had 3
rmaterial impact on the Group. The accounting
policies used are otherwise consistent with those
cantairned in the Group's previous Annual Report
and Accounts for the year ended 31 March 2021.
The Group’s interesls in joint ventures and funds
are shown as g singte line item on the income
staternent and balance sheel and all subsidiaries
are consolidated at 100%.

Management considers ihe business printipally
on 3 proportionally consolidated basis when setiing
the strategy, determiming annual pranities, making
investment and financing decisions and reviewing
performance. This includes the Group’s share of
ioint ventures and funds on a line-by-ling basis and
excludes non-controlling interests in the Group’s
subsidiaries. The financial key performance
ndicators are alse presented on this basis. Refer
ta the Financial review for a discussian of the IFRS

results. We supplement our IFRS figures with
nan-GAAP measures, which management uses
nternally. IFRS measures are labelled as such.

See our supplementary disclosures which start

en page 233 for reconciliations, in addition to Note 2
i the financial staiements and the glossary found
at briushland.com/glossary.

integrated reporting

We integrate social and envirgnmentat information
throughoul this Report in line with the International
Integrated Reporting Framework This reflects

how gur industry-teading suslainability sirategy

1s integrated into our business, delivering lasting
value for all our stakeholders. We publish additional
social and environmental data in our Sustainability
Accgunts found at britishland.cam/data.

This Report was signed ¢t by the Board
on 17 May 2022,
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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.

The deep connections we create between our
customers, communities, partners and people
help our places to thrive.

Visit britishland.com lor mare information



2022 KEY FINANCIAL AND NON-FINANCIAL HIGHLIGHTS

Financial highlights

The British Land Company PLC 00621920

Underlying EPS ldiluted) Underlying Protit EPRA NTA per share Dividend per share

2021: 18.8p 2021 £201m 2021: 648p 2021: 15.04p

{FRS EPS IFRS profit after tax IFRS net assets Assets under manageiment
103.3p £960m  £6,733m $£14.3bn
202:(111.2)p 2021: £11,083km 2021: £5.983m 2024:£12.7on

"Operational highlights

'Stakeholder outcomes

39m sq ft

leasing activity

Our strongest performance in
10 years

1.7m sq ft

committed developments

Inctuding 585,000 sq fi
at Canada Waler

14.8%

total accounting return

Driven by the EPRA NTA per
share vplilt of 12.2%

23,949

beneficiaries from our
community activities

Focused on education,
employmenit, local business,
wellbeing and cennecting local
peopte and erganisations

6.8%

valuation gain across
the portfolio

Driven by an uplift of 20.7%
in retail parks and 11.7% in
Campus developments

£1.3bn

gross development value of
urban logistics pipeline

Assembled in 12 months

632

kg CO,e per sqm
average embadied carbon in

office developments

Prieritising re-use af existing
materals and pilcting more
sustainable alternatives

£2.2bn

capital activity

Including £290m frem Canada
Water and £4%4m from
Paddingtan Central

{past year endl}

A

seniar unsecured credit rating

with £1.1bn of financing activity
during the year

2 British Land Annual Repart and Accounts 2022

S5-star

Including a 5 star rating in both
standing assets and
developments

69%

staff engagement score

With 85% recommending
British Land as a place to work
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Reasons to invest in British Land

Focus on value creation

We focus on apportunities where we can leverage our competitive
strengths in active asset management and development te create
value. We identify key themes in our markets and invest behind
them. To do this, we make timely decisions to recycle capital out of
mature assets and into development and value accretive acquisitions.

Read about our Strategy an pages 16-27

Attractive development pipeline

We have created a strong pipeline of development opportunities
within our portfolio which is a key driver of value creation. The totat
pipeline covers 11.4m sq ftincluding Sm sq ft at Canada Water, a
E5.6bn redevelopment scheme, and 2.8m sq ft of

opportunities with a gross development value of

Read more aboul our developments on pages 20-21

Strong balance sheet

Our teverage is low and we benefit from a diverse and flexible
gool of finance. Our dividend is set as a percentage of Underlying
Earnings per share; this provides further flexibility, enabling us
to make timely decisions on asset dispoesals, providing capital

to progress eur strategy.

Read abeut our financial policies and principles on pages 81-83

Best in class platform

Qur expertise across development and active asset management,
including masterplanning, sustainahility, leasing, property
management and our ability to work in partnership enables
pivot towards areas of growth in our markets and means
unlock value from the most complex opportunities.

Read about our people on page 17 and pages 35-37

Excellent ESG track record

Sustainabilily is ingrained in everything we do. Environmental
considerations are an important part of our decision making
process as we seek to minimise our carbon footprint. We forge
strong relationships with our local communities and authorities
and have a good track record of creating apportunities for local
people at our places. This is an important driver of value for

Read about cur pipeline of develogments en pages 20-21 and our decision
making process on page 100

British Land Anrual Report and Accounts 2022 3



REASONS TO INVEST IN BRITISH LAND continued

Canada Water:
our investment
case in action

The British Land Cempany PLC 00421920

Focus on value
creation

The Canada Water Masterplan will create
an estimated £2bn of value for the joink
venture by the time it completes in 2030,
We have been planning this 53 acre
redevelopment project since 2013 and this
year, to accelerate its delivery, we farmed
a joint venture with AustralianSuper who
share our vision for the Masterplan.

Read about our stretegy on pages 16-27

image is a CGI
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Best in class
platform

Our expertise across investment,

planning, development, asset management,
sustainabitity and financing makes us a
preferred partner for institutional capital,
helping us to attract AustralianSuper to

the scheme, We will continue to use our
platform to develop and manage the
Masterplan on behalf of the joint venture.

Read about our people on pages 17 and 35-37




Attractive
development pipeline

Our streng pipelina of opportunities at
Canada Water will be a key driver of value
creation, We are on site with Phase 1 of
our Masterplan but have identified a
further 4.5m sq ft of mixed use
development opportunities.

Read more about our developments on
pages 20-21

Excellent ESG
track record

Understanding the environmental impact
of cur buildings is ingrained in what we do.
At Canada Water, we are piloting more
sustainable building materials such as
Earth Friendly Concrete te minimise our
carben emissions in line with our 2030
Sustainability strategy. Our strong track
record of community engagement was key
to achieving planning for this scheme and
we conltinue to support local people far
example through affordable space, helping
young entrepreneurs grow their business.

Read about our pipeline of developrrents on
pages 20-21 and our detision making precess
on pages 100

The British Land Company PLC 00621920

Strong balance
sheet

The sale of 50% of our interest in the
Canada Water Masterplan has released
capital ta progress our strategy. As

we prioritise development, working in
partnership is an impartant part of our
approach to managing risk as wall as
providing access ta new epportunities.

Read about eur financial policies and principles
on pages 81-83

British Land Annual Report and Accounts 2022 5



QUR PORTFOLIO
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Knowtedge Ouaster
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Y 3 to Liverpool
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11 acre office-led
Campus close ta
Paddingten Station

We provide world class Campuses
where people and businesses
can thrive.

Cur Campuses combine well connected,
high quality and sustanable buildings
with an attractive public realm where
businesses can clusier together to

drive growth and innovalion.

We are delivering a fourth Campus

at €anada Waier and have identified

apportunities to take this successiul
.mode! gutside Londen, largeting centres

of innovation such as Oxiord, Cambridge

and well established research parks.

We create vatue through develapment and
have assembled an 8 .ém sg ft development
pipeline across our Campuses, with 1.7m
sq It already commutied.

& British Land Annual Report and Accaunts 2022

53 acre redevelopment
scheme in zone 2

8.6m sq ft pipeline of Campus developments

2-3 Finsbury Avenue,

Broadgate

Some images are CGls

Canada Walter Priestley Centre, Surrey

Research Park

Read mare about our sirategy on pages 1627
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Retail & Fulfilment

Qur Retail & Fulfilment L United Kingdom l
portfolio focuses on formats which

complement the growth of online.

Akey focus is urban logistics in Londaon.
In 12 months we have assembled a
deveiopment-led pipeline of spportunities
willi a yross develupieal value ol £1.30n
which align to our expertise in delivering
complex projects in London.

This complements our retail parks business
where we are the UK no. T owner and
cperatar in the secter which has emerged
as the preferred format for retaiters.

Our portfolic of shopping centres includes Retail & Fulfitment
welllocated open air schemes, as well as A modern, well located
traditionat-covered centresm——— : - - UK network
Portfolio highlights -~

$14.3bn

managed assets

£10.5bn

ownhed assets

22.2m

sq ft of floor space

£458m

annualised rent

11.4m

sq ft development pipeline

$£1.3bn

gross development value of
Urban logistics pipeline

3 Traditional covered
schemes

Open air schemes
primarily retail parks

Pipeline urban
logistics

innovation Campuses
opportunity

British Land Annual Repart and Accounts 2022 7



HOW WE DELIVER VALUE

Places
People
Prefer

Our inputs —

People

- Breadth and depth of oyr expertise

- Diverse and inclusive environment

- Cullure of teamwork ang collaboration

Portfolio
e =7 e 22 Well-connecied, high quality London Campuses
- Prime portfolio of well located retail parks

- Attraclive development pipeline focused on
Campuses and urban logistics in London

Relationships

- Close customer relationships

- Successful joint venture partnerships
- Strong links with local communities
- Trusted partner for local authorities
- Goaoed relationships with key suppliers

Financial strength

- Streng balance sheel

- Diverse and flexible sources of finance

- Successful partnerships which mitigate risk

The British Land Company PLC 00621920

Our purpose is to create and
manage Places People Prefer

Our competitive strengths —>
in development and active
asset management

Operations &

placenaking

Our values underpin everything we do:

Bring your Listen and
whole self understand

8 British Land Annual Repert and Accounts 2022

Be smarter Build for
together the future
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Delivering value for
our stakeholders

Investors

We target an average total accounting
return ITAR] of 8-10% through the ¢ycle by
facusing our capital on epportunities which
teverage our skill set in asset management
and development to create value.

14.8% TAR

People

We create a diverse and inclusive
environment which enables our pecple
to achieve their potential Our portfalio
includes sarme of the most exciling
opportunities in real estate, enabling us
to attract the best talent in the industry.

69%

engagement score

Customers

We deliver great places that help our
customers {o thrive. We provide them
with the flexibility te grow with us and
are a trusted partner far the long term.

39m sq ft

leasing

Source growth &
value opportunities
We focus on oppertunities
where we can creale value
through our strengths in
asset management and
development. We pursue
value accretive acquisitions
in the market and create
development apportunities
within our pertfotia.

Actively manage

& develop

We provide high gquality,
modern and sustainable
space which we manage
ourselves 1o respond to
customers’ needs. We
provide the flexibility for
customers to grow with us
and we redevelop our space

0 drive incremental returns.

All our developments are
net zere carbon.

Recyele capital

We actively recycle capilal
out of mature assets and
inte apportunities wherg

we can create value through
development and asset
rnanagement. We work

with pariners to mitigale
financial risk and access the
best cpportunities and we
supplement returns with
management fees from
joint projects.

Sustainability

Sustatnability is ingrained in everything we do. Our strong track record in environmental
and social sustainability drives value for cur business and delivers positive cutcomes for

our stakeholders.

Read about our strategy on pages 16-27

British Land Annval Repor! and Accounts 2022

Communities

We deliver places which connect local people,
create opporiunities and suppork wellbeing
to make a positive local contribution.

354

supported into employment

Partners & suppliers

We develop long term relatienships with
suppliers, locat authorities and pariners
to deliver projects which are successful
for all stakeholders.

71%
main contractor spend within local
Lendon beroughs

Read about our stakeholders on pages 32-34
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Tim Score
Chairman

Strategic and operational

Our strategy, focused on our ot

competitive strengths, has e o g et deiarig he

. d best, most sustainatile workspace into a
d 1 market that is gravitating towards guality.
e Ivere Strong returns Our Campus medel, which cembines
modern, sustainable workspace with

fOI' OUI' bUSineSS engaqing places to spend time outside

the office is 3 key advantage in this respect,

u ies . underpinning a record year far leasing.
Our platform at British Land  Dear Shareholdﬁ.rb o Building on this approach, this year we have
is unjque_” One year ago, our Chief Executive, Simon acquired our lirsi Campus assets outside

Carter, set out a clear strategy to focus
our business on what British Land does
best — devalopment and active asset
management. Our platform at British

London, where we see a real opporiunity
to deliver a simitar proposition in markets
where supply is very constrained.

Land is unique: we have delivered some We have also targeted opportunities in
of the highest quality and most camplex urban logistics, where gur abilily 10 develop
developmants in Landon and we have a complex schemes means we can unlock

full suite of operational capahilities ranging ~ value by repurposing or intensifying existing
from irvestment to planning, development,  buildings which others may be unable o do.

asset management and sustainability. From & standing start, our urban logistics
These are strong competitive advantages pipeline is now £1.3bn in gross devetopment
which we align o growth areas in value and is focused on London

aur markets. We ant:cipated retadl parks would become

the preferred format for retailers and
continued te invest in and to actively
manzage these assets, which have
delivered 20.7% uplift over the year.

10 British Land Annual Report and Accounts 2022




Underpinning our approeach is an active
pragramme of capitat recycling. We agread
ajoint venture at Canada Water with
AustralianSuper, enabling us te accelerate
the delivery of our Masterplan, enhancing
our returns but also helping to manage the
risk associated with a project of this scale.
Post year end, we sold a 75% interest in
the majonity of our assets at Paddingten
Central, creating a new joint venture where
we have joint control and releasing capital
t0 target growth opportunities elsewhere.
QOverall, our approach has delivered 2 total
accounting return of 14.8%.

Supporting Ukraine

To support those affected by the war
in Ukraine we donated £25,000 to the
Disaster Emergency Committee which
included matching personal donations
from our peaple. We also donated
£5.000 1o thé Ukraintan Cathedral in
Marylebone, close to our head office.

Al Paddington Central, we pledged
£30.000 funding for a scheme o0
suppart the Ukrainian Institute setting
up an English Language School for
refugees and have donated space to
hast classrooms at Storey Club. Al s
number of assels, we have rolled out
specific QR codes o enable people lo
make donations to the British Red
Cross easily.

Continued focus on ESG

Despite the disruptions of the pandemic, we
have maintained our focus on sustainability.
Woe delivered our second net zero carbon |
development at 1 Triton Square and are on
site at Canada Water which will be ane of
Lendon’'s most sustainable redevelopment
projects ever. | continue to believe that
sustainability represents a real competitive
advantage for eur business: we ran

‘whole life’ carbon assessments cn

cur developments tong before that was
standard practice and we are now reaping
the benefit as more and more businesses
want sustainable space. You can read more
about this approach on pages 38-59.

On the standing portfolic, we have
completed net zero asset audits al our
largest assets and have a clear plan to
improve efficiency building by building.
On pages 49-59 we have provided fulk

disclosure on the climate-related risks and

opportunities for our husiness, in line with
TCFD requiremants and the implications of
the scenario testing are being integrated
within our long term strategic planning.

On the social side, our programmes have
continued o focus on thase who have

been impacted by Covid-19. One of our
strongest sccial contributions is connecting
cuslomers with community partners,
because they have a real willingness and
ability to provide support in key areas like
education, employment and lecal business.

The British Land Company PLC 00621920

The community funds we launched at
Broadgate and Paddington, funded and
led by our customers, are lestament

to that. This year we alsa launched the
New Digrama Theatre at Broadgate, with
20,000 sq ft of free space for arlistic use,
supporling the recovery of the aris and
encouraging people to return to London
post pandemic.

Our people

Our strategy is facused on our compelitive
strengths, so our people are critical to its
succass We knaw that to be most effective,
we need to cultivate a truly diverse and
inclusive culture, so this year we launched
our Diversity, Equality & Inclusion Strategy,
selting out commitmenis to drive this
agenda at British Land between now and
2030; you can read more aboul this on
pages 35-37. | was pleased that this

year we ranked 15" in the FTSE Women
Leaders Review for women en boards and in
leadership pasitions and we have exceeded
ihe recommendations an Board diversity
made by the Parker Review.

As the impact of Cavid-19 has continued
throughout the year, the wellbeing of our
people has been our priority and we have
an established framework to support this,
focusing on mental health. We have been
delighted lo see our own office return to
life. Like our occupiers, we believe that
physically working together is critical to
our success and we are already seeing
the benelil of that.

Broadgate

We are delighted that
1 Broadgate is fully
let lor placed under
option), four years
ahead of completion.
The strong
sustainability
credentials of this
building were a key
tactor in attracting
occupiers JLL and
Allen & Overy

Image is a CG/

British Land Annual Report and Accounts 2022 1"



CHAIRMAN'S STATEMENT continued

Financial position

Dur strong financial position has supported
gur strategy, enabling us to invest in
opportunities which will create long lerm
value for our business. Ta maintain this
momentum, we are actively recycling
capital out of mature assets, moest recenily
crystallising £694m of value from the part
sale of Paddington Central post year end,
which reduced loan 1o value to 28.4%

[on a pro ferma basis].

Development is a key driver of returns and
central to our strategy, but we take a very
measured approach to new commitments.
In addition to focusing on areas of strength,
we increasingly work in partnership to

share risk and access lhe best opportunities,

with new jaint ventures agreed at Canada
Water and posl year end, at Paddington
We act quickly Lo ix developmeni cosis
and have banefited from this in the current
epvironment, with $1% of committed _
development cosls already fixed. Our
strong relationships with contractors,
built up over many years 3{s0 position
us well on our fulure commitments.

We were also pleased that our debt
transactoe for 100 Liverpoot Sireet has
been vated Finaricing Deal of the Year:
UK by Real Estate Capital Europe. This
was our first ‘Green Loan and an
excellent precedent.

Peterhouse
Technology Park

8.25 acre site just
outside Cambridge
centre comprising four
buildings which are
fully let to ARM for its
global headquarters.
Acquired for £E75m.

12

The Board

This year we strengthened our Board with
twa new appoimtments. Bhavesk Mistry
joined the Board as CF{Q from Tesco in July
2021 and we are already benefiting from the
fresh perspective he trings lo our business.
We were 3150 delighted to welcome Mark
Agedy to the Board in September 202i.

Nicholas Macpherson has decided not to
seek re-election at the AGM in July 2022 at
the conclysion of which he will stand down.
Nicholas has served with distinction on the
Board since 2014 and we thank him for his
valuable contributions.

Outlook

We have made strong progress in the
first year of our stralegy and have clearly
established the building blocks which will
create value going forward,

We have laid the foundaligns to take_

~ BUF CImipUs FHOYEL Tutsite 1HAdon with
acquisitions in Cambridge and Guildlord,
and continue Lo assess similar epportunities
in established hubs of innovation. We have
assembled a significant pipeline in urban
logistics and our expertise in complex
development and asset management
positions us well 1o build on this. In addition,
our platform provides an excellent base
from which o embark on naw opportunities;
at Canada Water, for example, we have the
scope te de that, with education, healthcare
and residential alt exciting patential
growth markets.

British Land Arnual Report and Accounts 2022
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However. we are very aware that global
evenls and their repercussions in our
markets pose a polential challenge for us.
Escalating prices impact our occupiers.
consumers and our own devalopment
activity. We are taking actions to mitigate
these risks and locking forward, we benefit
from very strong retationships througheut
our supply chain.

We have assembted some highly compelling
opportunities across our husiness, We have
the financial strength to detiver an these
and the skill set to do 5o exceptionally well,
so we look farward with confidence. On
behalf of the Board, | would like to extend
my thanks to the whaole British Land team
for the huge contribution they have made
this year, which ance again, has often been
achieved in challenging circumsiances

(o dhos

Tim Scare
Non-Executive Chairman

Read cur Chairman's intreduction to corporate
governance on page 99



- CHIEF EXECUTIVE'S REVIEW

Siman Carter
Chiefl Executive

Delivery against strategy
driving strong performance

We have a clear stratagy 1o exploit our
competitive strengths in active management
and sustainable development to drive vatue
for our shareholders across our Campuses,
Retail Parks and Londan Urban Logistics.
Our platform makes us the partner of
cheice for institulional investars, enabling
us to recycle capital, earn fees and
crystallise returns. The success of this
approach is reflected in the strength of
our leasing, where our Campus model

is an important differentiator, and by the
exceptional parformance of our Retail
Parks. In Urban Logistics, we have
assembted a development pipeline over
the lasi year with 3 gross development
value of £1.3bn focused bn Londan where
the market dynamics are very favourable.
Qur strategy and operational performance
has delivered a total accounting return of
14.8% for the year.

Operational performance

Campus leasing activity was strong at 1.7m
sq fL of lettings and renewals, 5.4% abead
of ERV. This includes letling or placing
uader oplign all the office space at our

1 Broadgate devetopment, securing £13.7m
of rent. Post year end, we were pleased to
have placed a further 103,000 sq ft under
offer at aur Norton Folgate development,
representing another £7.5m of rent. Today,
businesses have high expectations for
their workspace with demand focused

on the best space, wilh an emphasis on
sustainability, wellness, shared and flexible
space and excellent transport connections,
Cur Campus model delivers against these
custemer demands making it the premier
cffice portfolio across London. Campuses
were up 5.4% in value, driven by aur
successful leasing activity and

inwards yield shift of 11tps.

The British Land Company FLC 004621920

in Retail & Fulfilment, lettings and renewals
covered 2.2m sq ft of space, inctuding 1.5m
sq ft of long term deals, overall 2.8% ahead
of ERV. Retail Parks, where we are the UK
number 1 owner and operatar, accounted
for 60% of that activity. They are the
preferred format for retailers, reflecting
their enline channel compatibility and
affordability, underpinning improved
oceupational demand. As a result,

Retail Parks delivered 151 bps of yield
compression, driving values up 20.7%.

This performance is 8 strong endorsement
of the value proposition we identified

early, following which we agreed £400m

of acquisitions of Retail Parks. Shopping
centre values were down 6.1% although
the rate of decline decelerated in the
secand half.

Strategy

Woe focus our activities on two strategic
themes which play best to our skill set and
where we currently see the most atlractive
opportunities to drive future returns:

- Campuses - Dynamic naighbourhoods
focused on customers in growth and
innavation secters including technolagy,
science, engineering and health; and

- Retail & Fulfilment - retail parks and
urban logistics aligned to the growth
of convenience, anline and last
mile fulfilment

British Land Annual Report and Accounts 2022 13



CHIEF EXECUTIVE'S REVIEW continued

The British Land Cempany PLC 00621920

Progress against the Priorities for our business
Ayear ago, we identified four clear priorities for our business. We have delivered strong progress in each area since the start of the
financial year which is summarised below:

Priarity

Progress in FY22

Q

Realising the potential of
our Campuses

New joint venture with AustralianSuper at Canada Water accelerating delivery and returns from
ihe Masterplan :

- Acquired E102m of assets oulside of London aligned to growth and snnovation including

Peterhouse Techmology Park in Cambridge, The Priestley Centre and Walerside House in Guildford
Attracted innovative and growing businesses te our Campuses including teitings of 134,000 sq it to
JLL and 254,000 sq ft 1o Allen & Overy at 1 Broadgate and 315,000 sq ft Lo Meta at 1 Triton Square
Storey accupancy improved to 86%

O

Progressing value
accretive development

Delivered 1 Triton Square, our second net zero developrnent, fully let to Meta

Qn site with 1,7m sq ft of net zero development, with new commitmenis including Phase 1 of Canada
Walter and Phase 2 at Aldgate, our first build to rent residential development

On site at The Priestley Centre, Guildford, our first lab enabled office

91% of cosls fixed across commitied developments; benefitting from excellent, long term relationships
with Tier 1 contractors

1.3m sq ft planning consents received in the year with a further 2.5m sqg {t under submission [based on
gross areal

O

Targeting the
opportunities in
Retail & Fulfilment

Assembled an urhan logistics development pigeline with a gross development value of £1.35n including
acquisition of 3 12.5 acre site in Wembley for £157m

£350m retail park acguisitions in the year including the remaining 22% in HUT at E148m GAV and NIY of
8% taking our ownership to 100%

Increased retail park occupancy by 270bps 1o 97.4%

Total capital activity of £2.2bn

O

Active capital recycling

-— E102m additions 1o gur Campuses portfalio

E1.10n of financing activity in the year

E&94m sale of 75% of majority of assets at Paddington Central post year end
- E290m sale of 50% in the Canada Waler Masterplan
E445m Retail & Fulfilment acquisitions

Campuses

The key theme underpinning our focus on
Campuses is that demand will gravitate to
the best, most sustainable space. Building
on our success at Broadgate, Regent's
Place and Paddingten Central, we are
delivering 2 fourth Campus at Canada
Water, 5 53 acre development opportunity
In order to accelerate the delivery ang
returns of that scheme we sold 50% of

our share to AuslralianSuper for £290m

in March 2022 creating a new joint venture
with a partner who shares aur vision for
Canada Water. This project will be a key
driver of value for our business; Phase 1
delivers an IRR for 8ritish Land of ¢.11%
and the whole projectis expected to deliver
c. £2bn of value for British Land and
AustratianSuper, equating to an IRR in the
low teens !n April 2022, we also announced
that we had exchanged an the sale of 75%
of the majority of assets in Paddington
Central. This has bean an excellent
investment for 3ritish Land, delivering

a lotal property return ¢of 9% per annum
since acquisilion. The proceeds from

this transaction will be invested in value
accrative development opportunities across
our portfolio, 2s well as the other growth
areas we have identified.

We continue to evolve our Campus model
lo align with high growth and innavation
sectors. Qur model is particularly attractive
1o businesses which like to cluster together,
in sectors such as technology, science

and engineering. Regent’s Place, givenits
location inthe Knowledge Quarter pravides
an exciting oppariunity in this regard.

We also see the potentiat to drive value

by taking the Campus model autside of
Londan. We are targeiing development
opportunities in innevation hubs such as
the Golden Triangle and made £102m of
acquisitions in Cambridge and Guildfard

in the year. These are oppartunities which
play te our Campus skills, including asset
management, development, placemaking
and community engagement, We are on
site with our first lab enabled office at

The Priestley Centre which is one of two
properties we acquired on Surrey Research
Park, together totatling £27m and in
Cambridge, we acquired the Peterhouse
Techneology Park for £75m in August.

Retail & Fulfilment

In Retail, last year, we identified a value
opportunity in Retail Parks reflecting
attractive relative yields coupled with
customer prefarence for this format.
Our portfelio is now valued at £2,1bn
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which includes acquisitions of £350m in the
year [in addition 1o the £49m in FY21}. This
timely investment meant wa benefitied frem
significant yield cemprassion ta deliver a
31.6% total property return on the retait
park portfolio as a whole. We exgect 1o
make further, selective acquisilions given
our competitive advantage in sourcing,
underwriting and asset managing but

we will maintain our discipline on returns.

In Urban Logistics, the chronic shortage
cf space in London is the key theme
underpinning our focus on this part of the
market. Demand is strong reflecting the
growth of e-commerce and in particular
rising consumer expectations for same
day/next day delivery, This has been
supplemented by new sources of demand
such as "quick commerce” and "dark
kitchens”. Supply of the right kind of
space in London 15 highly constrained and
requires innavative soluticns Lo ncrease
density and repurpose space which plays
well to our skill set in site assembly,
planning and delivering cemplex
developments in Central London,

Inthe first year of our strategy, we have
established a pipeline of urban logistics
development cpportunities totalling £1.3bn




of gross development value which focuses
on London and wiil deliver a sizeable
platform for British Land in this exciting
growth market. Hannah Close in Wembley,
our most recent acquisition, is an excellent
example of haw even in a highly competitive
market, we can leverage our skills in
planning and development to intensify
existing buildings through multi-storey
development ta create value. We also invest
in repurpesing epperiunities including the
Finsbury Square car park. centrally located
in the City as well as other gpportunities
acrogs our portfolio. Overall, the blended
forecast IRR fram acquisition for our urban
logistics opportunities is ¢.15% which is at
ihe top end of our target range of 10%-15%.

Capital allocation and

balance sheet

A key priority for our business is o actively
recycle capital. We have demonstrated

our. nimble and value driven approach . -

with '€1.2bn of asset sales and £747m of
acquisitions. The recent Paddington Central
transaction has further strengthened our
balance sheet with pro forma loan to value
now at 28.4%, well positioned in current
markets. Our performance demonstrates
that we are allocating capital smartly,

with strong valuation uplifts en our
developments and our Retail Parks.

We target an average total accounting
return of 8-10% through the cycle. Thisis
based on a total property reiurn of around
7-8%, adjusted for administration casts and
the positive impact of leverage. We seek to
¢reate value through active management
and development. We target development
IRRs of 10-15% compared to our standing
invesiments where returns and risks are
typically lower. We will remain focused on
actively recycling capital and will look to
crystallise value from mature and lower
returning assets and reinvest into higher
returning opportunities.

We mainiain gooed long term relationships
with debt providers across the markets and
have completed E1.1bn cf financing activity
in the year. This included a five year ‘Green
Loan’ in our Broadgate jeint venture,
secured on 100 Liverpool Streel which

was voted Financing Deal of the Year: UK
by Real Estate Capital Europe for 2021.

We are pleased to be announcing a full
year dividend of 21.92p, in line with our
palicy of setting the dividend at 80% of
Underlying EPS.

Our people

We are delighted to see our people back in
the office. Like so many of our cuslomers,
we continue to recognise the benefits that

hybrid working brings and to support our
people with more flexitle arrangements,
whilst also reaping the benefits of working
mare collzboratively when togeiher in

the cffice,

| recagnise the important contribution that
diversity plays in delivering our strategy so
was pleased that we ranked 15" in the FTSE
Women Leadership Review for FTSE 100
women representation and we have
exceeded the recommendations of

the Parker Review on ethnic diversity

at Board level. We were also pleased {o

be the first UK REIT to achieve Disability
Smart Accreditation from the Business
Chsability Forum.

Bhavesh Mistry joined us as Chief Financial
Cfficer in July 2021 and we are already
benefitiing from the fresh perspective he
brings. We were also pleased to welcome
Mark Aedy to the Board as a Non-Executive
Director in September 2021. Nicholas
Macphersan has decided not to seek
re-election as a Nen-Executive Director at
the AGM in July 2022, at the conclusion of
which he will stand down frem the Board.
Nicholas has served with distinctian on the
Board since joining it in 2014 and we thank
him for his valuable ¢entribution.

Outlook

We are mindful that the year ahead will be
impacted by heightened macraecanamic
and geo-political unceriainty. In the context
of higher inflation, we are seeing investors
rotate aut of bonds and increase their
allocations to real estate, particularly in
subsectars with strong pricing power and
aftordable rents. We are well positioned

in this respect across both Campuses and
in Retait & Fulfilmant_ In addition, we are
pleased with our financial position and that
our strong momenturn has continued into
the new financial year.

Our Campus pifering provides customers
in London with best-in-class space where
we expect demand to remain strong,
particularly from the growing, innovalive
businesses we are targeting. Rents typically
represent a small proporiton of salary
casts, meaning dernand is less sensitive

to price and for prime London office space,
vacancy remains low and new supply is
constrained. Reflecting these dynamics,
and conlinued gravitation to the best space,
cur central case is for rental growth on our
Campuses of 1-3% with ihe potential for
some further yield campression.

We expect the strong occupational demand
for cur Campus developmaents to continue,
reflecting their market leading sustainability
credentials. We target BREEAM Qutstanding
ratings on developments and just 1% of
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available London office buildings

are BREEAM Qutstanding. This year
consiruction cost inflation is likely to

be between 8-10% and we are pleased (o
have fixed 91% of the cost on our committed
development prograrmme of 1.7m sq ft.
Forecasting is difficult with elevated
uncerlainty, but our base case is for
construction cosl inflatien lo maderaie

10 &-5% over the next 18 months as
commodily, transpertation and energy
prices continue to increase but at a lower
rate and capacity in the construction
industry slowly increases. The attractive
IRRs we are forecasting en our development
pipeline of 10-15% incorporate these \evels
of construction cost inflation and additional
contingencies. Higher land values mean
that returns from London devalapment

are more insulated to cost inflation than
development in other parts of the cauntry
and we anlicipale being able 1o achieve

the meodest increase in rents naaded to
offset any further cost inflation above

our base case.

In Retail Parks, we attract a broad tenant
base and space is more affordable than
aliernative formats, thereby making themn
attractive for retaiters facing increased
margin pressures due ta rising inpul prices
and labour costs; supply is relabvety tight,
with retail parks accounting for around
10% of the total retail market and vacancy
falling. We expect the value play opportunity
in retail parks to continue and our ability to
unlock value through asset management
means we are well placed to make further
acquisitions whilst retaining a strong focus
on returns. Overall, we expect rents (o

be stable with some growth for smaller,
well-locaied parks with further yield
compression likely. For shopping centres,
we have seen ERV decline moderating. and
yields were flal in the second hall of the
year, We expect that yields could compress
for the best cenlres, given increasing
investor interest delivering attractive
medium term returns.

In Urban Logistics, the market in London
is chronically undersupplied and demand
remains strong, underpinned by the
continued grewth of same day delivery.
We expect strong rental growth of

over 5% p.a_ with stable yields - 3 good
backdrop for delivering new space via our
repurposing and intensification strategy.

Corin

Simon Carter
Chief Executive
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Qur strategy is to create value

by focusing on opportunities where we can

leverage our competitive strengths in active
asset management and development.

[ Our key focus areas: |

Campuses
© 7/ 7" T Our Campuses combine well ~~ " Londan Campuses: " Innovation Campuses - -
connected, high quality and Qur Campuses are an impartant outside London:
suslatnable buildings with differentiatar for us. With our expertise in planning,

development and asset
management, we see a clear
epportunily le take our Campus
madel te key hubs of innovation
like Oxford and Cambridge,

an altractive public realm
and great amenities.

Businesses are able to cluster
together and expand and their

As the market gravitates towards  employees benefil from the retail,
the best space our Campus model leisure and open space that

is an important advantage. surrounds them.

\ 4

Retail & Fulfilment

Qur Retail & Fullilment portfolio  Retail parks: Urban togistics:
is focused on retail parks which We are the market leader in UK Qur strategy is to intensify and
campliement the grawth of onbine.  relail parks, which have emerged  repurpose existing buildings to

S as the preferred format for detiver new urban logistics space
We are also building a A . . T
- retailers due ta their lower in Londan where suppiy is highly
development-led urban logistics ; R .
. occupancy costs and constrained, requiring innovative
business in Lendon and have A . .
compatibility with online. development-led solutions.

assembled a pipeline with 3 gross
development value of £1.3bn.

[ We have four strategic priorities for our business: |

(O Realising the potential of () Targeting the appartunities
our Campuses in Retail & Fulfilment
(O Progressing value (O Active capital recycling

accretive development

Vg
ANS] . - it
Urlong term commtin®!




DUR PEQPLE DELIVER QUR STRATEGY - OUR EXPERTISE 1S OUR COMPETITIVE ADVANTAGE

Elizabeth

Investment Associate: works on acquisitions and
disposals across the Company's retail, office and
urban logistics portiolio. Part of Pelerhouse
Technology Park acquisition tearm.

Michaet

Head of Planning: responsible for British Land's
planning aclivities across the UK, including
securing planning permission lor the 718.000 sq ft
2 Finsbury Avenue.

7

Karina

Senigr Suslainability Manager: supporis our
project teams to reduce embedied carbon in

our buildings and deliver nat zero developments.

Alex
(fice Leasing Director; part of the team which
leased 1 Broadgate to Allen & Overy and JLL.

Lynn

Praject Girector, Norton Folgate: respensible for
development design. procurement constryction
and management.

Emma

Head of Brand and Experience: responsible
for creating assel brands and experiences
that engage with our audiences.
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Nina

Estate Director, Regent's Place: respongible for
operational and day-lo-day property management
of the Campus.

Hursh

Head af Capital Markets: part of the Treasury
team which raises and manages finance for
British Land and its joink ventures, including
the £420m Green Loan for 100 Liverpoal Street.

9

Ade

Head of Emplayee Relations: part of the leam
respansible far delivering our people agenda
and driving our Diversity, Equality and
Inclusion stralegy.

1. Investment

- Acguired £295m of urban logistic
opportunities, amassing a portfolio
with a GOV over £1.3bn

- E1.2bn of disposals. including majority
sale of Paddington Central and 50%
sate of our share of Canada Water

2. Leasing & asset management

- 3.9m sq ft of leasing across the porifolio,

the strongest in ten years

- 1Broadgate fully pre-let or under
optian on the office space to JLL and
Allen & Overy

3. Property management

- 4.4/5 customer satisfaction score

- Actively reduced service charge budgets
for our customers by £30m over the
Cavid-19 period

4. Planning
- 1.3m sq it [gross area) of planning
consents achieved including 2 Finsbury
.. Avenue and Internationa!l House, Ealing
- Further 2.5m sq ft [gross areal planning
applications under sybmission

5. Development

- Camgpletion of 1 Triton Square

- On site with 1.7m sq ft of development
with new commitments to Aldgate
Place and Phase 1 of Canada Water

6. Finance

- £1.ibn of financing aclivity, including
Green Loan and ESG-linked RCFs

- Refinancing date exiended to late 2025

- Senior unsecured credit rating of ‘A

7. Sustainability

- Second nel zero carhon development
at 1 ¥riton Square

- 29 nel zero asset audits completed
al gur assels

- 103 community inikiatives deliverad
at our places

8. Marketing

~ Creating brands, messaging and
experiences thalinspire and engage
our custamers and the people who visit
our places

9. People

~ 9% staff engagement score, with 85%
recammending British Land as a place
to work

~ 8.1% reduction in the ethnicity pay gap

- B.4% reduction in the gender pay gap
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STRATEGY IN ACTION - LEYERAGING OUR BEST IN CLASS PLATFORM

Our unique
Campus model

The London office market is
gravitating towards exceptional
space as occupiers demand more
from the places where they work.
As well as modern and high quality
environments, they want excellent
sustainability credentials and space
which enhances wellbeing. They
prefer places which are weil
connected and have a range

of amenities nearby for people

to enjoy outside of office.

Our Campuses are unique in delivering
in all these areas, making them the premier

“~~pifice portfolio across London. Because we

own the spaces between our buildings, we
can curate an engaging public realm and
our placemaking activities help to foster a
sense of community amengst our eccupiers
and with local people. The Campus model
also enables occupiers 1o grow with us -
occupiers can upscale on or between our
Campuses and we provide additional
flexibility through Storey, enabling them to
take additional space on a shoert term basis.

Attracting
successful
businesses

This year, we fully pre-let lor placed under
option] 1 Broadgate to lawyers Allen &
Overy and real estate services firm JLL,
four years ahead of completion.

This will be the most energy efficient
building we have ever delivered, a
factor which was key to both deals and
demonstrales the growing importance
of sustainability to our occupiers.

1 Broadgate
Image is a CGI

Allen & Overy

“Qur move to Broadgate is a really
important step ferward for every one of
our partners, employees and clients who
comne to our office in London. The new
office space is a step-change in terms of
energy cansumption and better reflects
the way we want the firm to work in the
future. The building will contribute to an
estimated 80% reduction in our annual
London office carbon emissions as well as
having market-leading certifications for its
environmental impact and the wellbeing
of those who will call Broadgate their
place of work.”

Gareth Price,
Managing Partner
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JLL

"Working in partnership with British Land,
we have a real oppartunity to achieve one of
the most sustainable and technalogically
advanced workplaces in the UK. The
campus excels in the connectivity and
amenities, providing our people and clients
with a vibrant, dynamic and collaborative
space. 1 Broadgate will enable us te
significantly push the boundaries to
enhance productivity, improve wellbeing
ang support a wider community through
Briush Land’s appreach to managing

the Broadgate campus and its

Community Framework.”

Stephanie Hyde,
Chief Exacutive, JLL UK

Allen & Overy have taken a minimum of

254,000 sq ft
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JLL have taken a minimum of

134,000 sq ft



Replicating the
Campus model

Peterhouse Technology Park

Building on our success in London, we see
an opportunity to repraduce our Campus
model in other hubs of innovation.

The areas in and around the Golden
Triangle of Londen, Oxford and Cambridge
are established centres of knowledge-
based industries. These three cities receive
more than £8bn of venture capital funding
annually and account for the majarity of
successful businesses spun out of the
universities. At the same time, supply of
space is highly constrained. Alternative
locations with successiul research
centres benefit from the same dynamics.

These themes support rental growth and
create opportunities for operators with
expertise in planning, asset management
and sustainable development and whe can
demonstrate a solid track record of making
a positive local impact.
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Such opportunities play to our strengths,
and we have demonstrated our ability ta

deliver in these areas across our existing
tondon Campuses and at Canada Water.

Peterhouse Technology Park
This year we acquired the Peterhouse
Technalogy Park in Cambridge far £75m,
representing a price of £9m per acre.
The buildings are fully let to ARM,

one of the UK's most successful
technology businesses.

This acquisition offers a number of
appertunities; we are well placed to benefit
from a strong rental market and two of

the buildings are lab-enabled enabling

us to target a breader type of occupier.
Longer term the site offers attractive
development opportunities,
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STRATEGY IN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM continued

Attractive
development
pipeline

We have created attractive
opportunities for development
across our portfolio.

Completed

A 1 Triton Square

Office-led redevelopment at Regent’s Place, fully
pre-let to Meta, Low embodied carbon at 436 kg
CO0je per sqm, with residual embodied carbon
offset through certified schemes, making this
our secong net zero carbon development.

369,000 sq ft

20

Committed

The Priestley Centre P>
Refurbishment scheme
within Surrey Research Park,
delivering lab-enabled space.

.. . . _81,000sqft

A Narton Folgate

Office-led redevelopment in Shareditch,
integrating 302,000 sq It of office space
alongside retail and residential to create
a mixed use space that draws on the
historic fabric of the area.

336,000 sq ft
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« 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 1Broadgate

Office-led redevelopment at Broadgate including
44,000 sq ft of retail connecting Finsbury Avenue
Square with 100 Liverpool Street and the
Broadgate Circle to create a retail, leisure and
dining hub. Office space is fully pre-let or under
option to JLL and Allen & Overy.

544,000 sq ft




A Canada Water, Phase 1{A1, AZ & K1)
Three buildings delivering a mix of office, retait,
leisure and residential with 245 homes planned
across arange of tenures and affordabitily.

585,000 sq ft

All images are CGIs apart from 1 Triton Square

Near term

A 2-3 Finsbury Avenue

Office-led redevelopment at Broadgate,
ineluding ground floer retail, a publicly
accessible restaurant, calé and roof terrace.

718,000 sq ft

A 5 Kingdom Street

Utfice-led redevelopment at Paddington Central,
achieved planning in 2021, British Land retains
a minimum 50% interesl in the development
foltowing the part sale of the Campus to GIC.

438,000 sq ft
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Medium term

W Euston Tower

Office-led redevelopment at Regent's Place,
targeting life sciences and other innovation
business, benefitting from its location in
London’s Knowledge Quarter.

578,000 sq ft

A Canada Water [remaining phases)
Flexible mixed use scheme with the ability ta
deliver between 2,000 and 4,000 new homes
alengside a mix of commercial, refail and
community space.

4.5m sq ft

A Thurrock

Opportunily to repurpose part of a retail park
and intensify uses through multi-sterey urban
lagistics development

559,000 sq ft

British Land Annual Report and Accaunis 2022
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STRATEGY IN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM continued

Our proven

track record
in sustainable
development

Sustainability hag been central to
the way we develop our space for
more than two decades. In 2004 we
launched our Sustainability Brief for
Developments and we completed our
first ‘whole life’ carbon assessment
in 2009. This strong track record
means that we are leaders in this
field and today, we are well placed
to meet demand which is gravitating
towards more sustainable space.

This year 100 Liverpool Street, aur first
net zero carbon development, was named
Green Building Project of the Year by
BusinessGreen and received a UK Civic ToTm o i
Trust Award for making an outstanding
contribution to the quality and appearance =
of the built environ:‘nem_y PP BREEAM
EXCELLENT

Btossom Yard & Studios
{mage is a CGI

Refurbishing, extending and
creating new buildings

17,000 sq ft

Timber floors retained, together
with original brickwork and
Victorian ironware 120 years old to create new buildings,
delivering 336.000 sq ft of modern

workspace in & historic part of Londen.

complex temporary works. The project

draws heavily an our skills and experience

of complex development in London.
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At Norton Folgate, we are refurbishing and
extending warehouses which are more than

Interlinking the old and the new has called
for innovative construction technigues and
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60%

of construction spend
to small and medium
sized businesses

To form the new fagades ta the largest
buildings we are using precast brick and
glazed panels and unitised glazed units.

These are fabricated off site and installed
directly onto the buildings. This significantly
reduces the number of vehicle movements
to and from site, reduces ncise and air
pollution and delivers safety and

quality benefits.




o mmmgi

Achieving our sustainability goals
at Norton Folgate
Across our developments we priaritise the

re-use of existing materials. in seme cases,

we are able ta retain the superstructure,
including the steel frame and fagades,
but we alsa re-use internal materials
wherever possible.

At Blossam Studios, one of the buildings
within the Nerton Folgale development we
have dane both. We retained atmaost all of
the existing fagade and 80% of the floars,
and all the timber joists were individually
assessed with most being re-used. We
rebuilt some internal walls re-using
reclaimed bricks from the original building
and retained original features such as iron
columns and glazed bricks to preserve the
original character of the building. New
materials focused on responsibly sourced

and low carbon alternatives; we are using
100% FSC [Forest Stewardship Council
wood and all the concrele used has 40%
cement replacement.

As a result we currently expect embodied
carban to be 403 kg CO;e per sqm [434 kg
CQze per sqm for the whole

redevelopment), ahead of our 2030 target.

To drive operational perfermance we are
adding roof top solar panels and using air
source heat pumps to deliver all electric
oftices with 100% green power, so
operational energy intensity is expected
to be in line with our trajectory to 2030.

To support wellbeing we are targeting the
highest standards of air quality and we have
capacity for 134 bicycles across the
scheme. We are providing over 3,000 sq ft
of outside space for peaple to enjoy

and to support biodiversity.

Blossom Yard & Studios, Norton Folgate
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Delivering across our key
focus areas

Circular econamy and materials

A{most all the existing facade structure and
floors retained

€ 100% £SC/PEFC wood
e Concrete with 40% cement replacement (GGBS}

Energy and carbon

o Solar tontrol windows, using shade to
reduce solar glare but allow daylight in

e Air source heat pumps
o Rocftop selar panels
o Highly efficient heat recovery

e Energy efficient internal/external lighting
and contrel

o All electric building with 100% green power

@ Smart enabled to analyse and optimise
operational performance

Climate resilience

w Rainwater attenuation tank enabling
rainwater harvesting

Water

@ Low-flow water lixlures achieve 40%
potable water use reduction

Wellbeing

Excellent tharmal comlort complying with
BREEAM and WELL thermal comfart criteria

@ Enhanced air quality with fresh air rate
exceeding 12 litres per second

@ Storage capacity for 134 bicycles
with changing facilities

Biediversity

@ Landscaped courtyard

L
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STRATEGY IN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM continued

Creating value
in Retail

Our Retail & Fulfilment portiolio

is focused on retail parks. We are the
largest direct owner and operator

of retail park space in the UK.

They account for 60% of the Retéil
& Fulfilment partiolio.

Identifying the value opportunity

Our expertise in this area has enabled us to
capitalise on strong demand for this asset
class from both occupiers and investors.

For retailers, retail parks are an impartant
part of an omnichannel strategy because
they support an online offer in several ways:

- they facilitate "click and collect” by
combining larger format stores where
more stock can be held on site with car
parking facilities - enabling pecple to
collect their goods themselves and
reducing the cost of last mile delivery
for retailers;

- they facilitate the return of goods bought
ontine; these customers frequently
make further purchases on site as they
make returns; and

- they are well suited to ‘ship from store’,
where retailers deliver goods to
customers directly from their
stores, effectively using them
as mini logistics facilities.
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A number of retailers, including Marks &
Spencer and Next, have reported strong
performances on their retail parks and
continue to invest in this format.

Retail parks present a clear opportunity
for us to drive value based on gur ability

1o aclively manage these assets to improve
occupancy and generate more sustainable
cash flows.,

We have invested £E400m since March 2021
in the acquisition of individual retail parks,
and by taking ownership of the 22% of
Hercules Unit Trust that we did not
already own.

The value of our retail park portfolic now
stands at £2.1bn and delivered a total
property return of 31.6% this year.




Biggleswade Retail Park acquired in March 2021
where values were up 42% in the year

Customer

“Working with British Land, we're creating
a new cultural hub at Ealing. including a
live music and digital arts venue and the

area’s first multi screen cinema in 15 years.

We've had around 50 meetings with local
organisations which has helped to shape
our programme, transfarming an old
nightclub into a community destination,
reinvigorating this part of the high street.”

Preston Benson,
The Really Local Group

The British Land Cempany PLC 004621920

Active asset management is about curating
the right mix of occupiers at each place to
create & sense of authenticity and provide
people with more reasons Lo visit,

For example, this year, at Ealing we

let gpace tc the Really Local Group, a
community oriented cinema concept that
shows films, comedy shows and music,

a timely addition bringing communities
together post Covid.

We alsq let space to Gordon Ramsay Bread
Street Café and Street Lounge, which runs
independently themed cafe lounges.

Our asset management activities include
making a positive contribution to our
local communities.

For example, we can play a unique role
in addressing local recruitment needs
by connecting our customers with local
job seekers.

By making a positive contribution to the
local community, we make our places
more vibrant and successful.

Community partner

“The reason our recruitment and skills
partnership works so well is because
there's a real family feel at Fort Kinnaird.
Retailers trust us to understand what they
need. Drawing on gur network of resource,
we've supported nearly 90 peaple into jobs
since April 2021 and delivered employability
sessions to over 130 young people.
Retailers know that, if problems come up,
we'il stepin for our vulnerable clients,
helping with childcare, work outfits and
food, and keeping families going until their
wages come in.”

Rona Hunter
Capital City Partnership, Edinburgh
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STRATEGY iN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM continued

Identifying
opportunities
in Urban
Logistics

Urban logistics in central London
is the fastest growing part of the
logistics market.

%

>5% pa
Average renial growth
forecast 2022-20246

£82m

acquisilion

Image isa CGl

In London, demand for logistics space has
accelerated rapidly driven by the growth of
e-commerce and supplemented by other
source such as ‘quick commerce’, ‘dark
stores’ and ‘dark kitchens'.

At the same time the ability to create

new warehouse space is constrained by a
complex planning environment, requiring
rmore innovalive solutions to create space.
These dynamics are driving exceptional
rental grewth. and are creating a
compelling opportunity for British Land as
our skill set in delivering complex, mixed
use, sustainable developments means we
can access and unlock opportunities that
others cannot.

[ Urban logistics J

Thurrock Shopping Park

Retail parks which are located on major
arterial routes can pravide an attractive
repurposing opportunity, particutarly in
London and the Seuth East, where rents for
togistics and retail space are converging.

In July 2021 we acquired the Thurrock
Shopping Park, where we see an
opportunity to repurpose around two
thirgs of the space to urban logistics
with the remaining space continuing

2% British Land Annual Report and Accounts 2022
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Our strategy is to deliver new urban
logistics space through the intensification
and repurposing of existing buildings

in London.

We focus on sites within the M25 which are
accessible 1o large vehicles travelling inte
London from argund the country and well
located for smaller, electric vehicles or
bikes which manage the tast mile delivery.

We have now built up a pipeline of urban
logistics space with a gross development
value of £1.3bn which spans Greater London.

to operate as a retail park. We will also
intensify the asset through multi-storey
develapment which is particularly cast
effective as the elevation af the building
means that both the upper and lower
floors have ground access.

Our experuise in assel management
means we can manage the transition
from fully accupied retaill park to hybrid
logistics facility, enabling us to unlock
this attractive oppartunity.




[Mannah Close, Wembley

In February 2022, we acquired three
warehouses over 12.5 acres in Wembley
with the potential to repurpose the existing
buildings and intensify their use by
delivering a multi-storey urban logistics
hub for Central and West London.

The warehouses sit in a Strategic
Industrial Land location, promoting
industrial employment and development,
and its location within the M25 and just
beyond the North Circular road make it
ideal far urban lagistics operators.

Its excellent public transpart connectivity
will also help attract employees to

the location. This is a medium term
development opportunity tut in the
meantime the warehouses are fulty let.

Finsbury Square Car Parlc

Some of the most sought after logistics
spaces in London are very centrally located
micro units which can be vsed for quick
commerce and food delivery as wel! as

last mile delivery.

To target this opportunity, we acquired

the Finsbury Square Car Park in July 2021
which is located in the City of Londen, close
to our Breadgate Campus. We are drawing
up plans for a repurposing of this space
covering 47,000 sq ft.

£1.3bn

GDV urban logistics
development pipeline

£157m

acquisition

The British Land Company PLC 00621920

£20m

acquisition
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MARKET DRIVERS

Investing in key themes and
responding to macro trends

w00 strategy.is closely

aligned to key themes in
our markets and we are
responding effectively
to the macro trends
‘which impaet our
operating environment

Alignment with strategic and
sustainability priorities

London office market

Key theme:
Demand gravitating towards
best in class space

Retail market

Key theme:
Retail parks emerging as the
preferred format for retailers

The British Land Company PLC 00621920

Logistics market

Key theme:
Accelerating demand for
urban lecations

Driven by;

- Demand for space that
supports collaboration,
innovatian and culture

- Emphasis on space which
is attractive to stalf and
promotes wellness; excellent
transport cannections, range
of amenities and engaging
public realm preferred

- Sustainability credentials
high on the corporate agenda

Driven by:

- Lower occupancy costs which

are more attractivein a
higher inflation envirenment

- The rapid grawih of online
which has driven retailers
to establish cost effective

sotutions to last mile delivery

- Polential for some welt
located retail parks to be
canverted to logistics has
supported demand in
investment markets

Driven by:

- Growth of e-commerce
during the pandemic
which fueiled demand
for logistics spate

- Heightened expectations for
same day/next day delivery,
driving a preference far
more central locations

- Addilional sources of
demand, including "quick
commerce” and "dark
kitchens” focused on Londen

Qur response:;

- Progressing Campus
developments

- Targeting customers
from growth and
innovation sectors

- Retrofitiing our standing
portfolio 10 imprave
sustainability credennals

- Rolling out BREEAM
cartifications

- Recycling out of
mature assels

) Realising the potential of
our Campuses

O Active capital recycling

) Progressing value
accretive development

(O Net zera by 2030

Fi:] British Land Annual Report and Accounts 2022

Our response:

- Investing in undervalued
retail parks

- Identifying and investing in

retail park opportunities with

potential for logistics uses

- Identilying opportunities for
logistics devetopment on
our portfolio

() Targeting the opportunities
in Retail & Fulfilment

(O Active capital recycling

Qur response:

- Irwesting in development-led
urban logistics opportunities
in Londen

- Identifying opportunities
for urban logistics on
our Campuses

¢ Targeting the opparlunities
in Retail & Fulfilment

) Active capital recycling

) Progressing value
acgretive development




context

Key theme:

Heightened uncertainty, with
increasing input costs and rising
interest rates

Environment

Key theme: 7
Continuing focus on net zerg

Society

Key thame:

Biggast real income squeeze in
a generation

The British Land Company PLC 00621920

Science & technology

Key theme: . )
Innovation sectors an emerging
engine of UK growih

Driven by:

- Continuing faltout from
Covid-1% coupled with the
impact of the war in Ukraine
has stretched supply chains
and pul pressure on input
prices including energy
and raw materials

- Theimpact of leaving the EU.
continues to impact labour
markets and drive
shortages in sectlors
such as construction

Driven by:

- Occupiers waniing buildings
which support their cwn
sustainability targets

- Shareholders wanting to
invest in companies which
meet the sustainability
ambitions of their investors

- Pepple wanting to work far
businesses with a strong
reputation for environmentat
responsibility

Driven by:

~ b4% increasein the
market energy price cap,
disproportionately impacting
low-income househalds

- Inflation rising faster
than expected

- Rising national insurance
contributions and frozen
inceme Lax threshotds

- Increasing wage expeclations
and the impact of the
cost of living crisis on
disposable incomes

Driven by:

- Gavernment focus on UK
innovation with £22bn R&D
funding committed by 2026/27

- Qverseas investment
attracted by academic
excellence: STEM fscience,
technology, engineering and
maths) graduates are 43% of
total graduates in the UK

- Macro drivers such as
Covid-1% and climate change
driving innovation in life
sciences and green tech

Our response:

- Acling early to lock
in construction cosls

- Supporting the Ukrainian
Institute setting up an
English Language School
for refugees; donations to
the Disaster Emergency
Caommittee and Ukrainian
Churchin London

- Revised our interest rate
management policy to ensure
debt is appropriately hedged

(O Progressing value
aceretive developmenl

(O Place Based approach

Our response:

- Delivering on pur Pathway
to Net Zero

- Adding sustamnatility
metrics to Board
remuneraiion largels

- Ensuring that all
Exco members have
sustainability objectives

{J Reatising the poltential of
our Campuses

{OProgressing value -
accretive development

(O Net zero by 2030

Our response:

- Delivering on cur Place
Based approach. Prioritising
strong local partnerships,
focusing on arezs we can
make the biggest impact

- Commitment ta paying
the Living Wage where
we have direcl control

- Helping local people access
‘good work’ through our
Bright Lights skills and
employment programme

- HKeeping the employee
proposition attractive
and under review

(O Place Based approach

Our response:

- Investing in innavalion
Campuses in areas of
academic excellence

- Targeting growth and
innovation customers

- lnvestment into Fifih Wall's
Climate Technology Fund

{) Realising the potential of
our Campuses

{)}Progressing valua
accretive develapment

(O Active capital recycling
{Net zero by 2030
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OUR KEY PERFORMANCE INDICATORS The Sritish Land Company PLC 00621920

Qur strategy is to focus our capital on areas

Monltorlng our which leverage our competitive strengths and
to invest behind two strategic themes: our

performance Campuses and Retail & Fulfilment.

KPis
Corporate & Tatal property return Lean to value [LTV| - proportionally consolidated
financial :
Total accounting return Committed and near term developments
Total shareholder return EN Years until refinance date IER
Environment GRESRB rating Reduction in energy intensity Energy intensity was lower than usual this
of offices year as a result of Covid- 19 restrictions
S - Star 0 which required assets Lo close or cpearate
2 8 %) at lower capacity.
Retained for the second year
2021:31%
Community Number of community Number of community Benelitiaries are individuals wha directiy
initiatives beneficiaries took part in activities resourced by our
; community investrment programme. The
103 23 949 majority of these beneliciaries are either
? young people or people whao are currently
2021: 94 2021: 23,024 unemployed.
People Gender pay gap Ethnicity pay gap Staff engagement
19.2% 19.2% 69%
2021:27.6% 2021:273% with 85% recommending British Land as
a place to work
Links o remuneration: Long Term Incentive Plan annual Incentive Award Read mare sboul our principal risks or pages §3-96

1. 32.9% as at 31 March 2022 Following the sale of a 75% interestin Lhe majarity of our assels al Paddingtan Central, LTV falis to 28.4% on a pro forma basis
2. On a pro forma basis, following the sale of a 75% interest in the majority of our assets at Paddington Central
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Progress

Priorities for FY23

The British Land Company PLC 006215920

Key risk indicators

Campuses

-

1.7m sq [t of leasing, the highest in ten years
Office space at 1 Broadgate fully pre-let or under
opilion o JLL ang Allen & Overy

£102m assets acquired outside London zligned to
growth and innovalion

Commitment to Aldgate Place and Phase 1 at
Canada Water

Developments 53% pre-tet or under offer

Sale of 50% interest in Canada Water, creating a
new JV to accelerate the Masterptan

Post year end, sale of 75% inlerest in majority of
assels at Paddington Central, locking in %% pa
total property returns since acquisition

Retait & Fulfilment

2.2m sg ft of leasing. the highesi in ten years

Retail Park accupancy increased 270bps to 97.4%;
94.3% retail overall

£350m investment into Retail Parks where values
were up 20.7% in the year

Assembled an urban logistics development pipeline
with a gross development value of £1.3bn

Campuses

Pre-lets at Morten Folgate and

Canada Water

Increase accupier exposure to growth
sectors, including life sciences
Increase scale in Gelden Triangle
Progress pipeline including 5 Kingdam
Street, Euston Tewer and next phase at
Canada Water

Retail & Fulfilment

Acquire further assets with urban
logistics potential in Londen
Selective acquisitions of retail parks
Start on site at Meadowhall Logistics

" Submit planning far medium term

logistics opporiunities
Maintain high occupancy. focusing on
occupiers with strang covenants

Development exposure

Market letling risk

{vacancies, expiries,
speculative development]
Occupier covenant strength
and concentration

Occupancy and weighted
average unexpired lease length
Execution of targeted
acguisitions and disposals in
line with capital allocation plan
LTV

Net debt to EBITDA

Financial covenant headroom
Period uniil refinancing

is required

Dealivered our second net zerp development at

1 Triton Square

Average embodied carbon on developments on irack
to achieve 500kg COze by 203¢ at 632kg COse per
sqm for offices

Completed 29 net zero carbon asset audiis
Establishing pathways to raise the portfolio’s

EPC ratings to a minimum of a B

Achieved GRESB 5-slar rating

Maintain progress with aur Pathway to
Net Zero Carbon

Average embodied carbon en
developments to remain an track to
achieve 500 kg COze per sgm by 2030
Deliver net zero carbon interventions
Increase A/B EPC rating across

the portfolio

Maintain GRESB 5-star raling

Energy intensity and carbon
emissions [EPCs)

Future cost of carbon offsets
Portfolio flood risk

Community Funds launched at Broadgate and
Paddington Central

Achieved target of at least ¢ne needs based initiative
on a key local issue, educalion and emplayment at a
priority asset

Alfardable space provided at S priority assets and
identified at the remaining 3

Target 12,500 beneficiaries from our
education programmes or activities
Target 1,000 beneficiaries from our
employment keneliciaries programmes
or activities

Further increase affordable space
provision, including all priority assets

Community engagemeant

Maintained over 30% female representation at
board level

Exceed recommendations of Parker Review on
ethnic diversity at Board level

Reduced gender and ethnicity pay gaps
Launched DE&I Strategy

Continue ta reduce our gender and
ethructty pay gap

Continue ta improve our stafl
engagement score

Voluntary stalf turnover
Employee engagement
and wellbeing

Read mare about our key risk
indicators on pages 84-94
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STAKEHOLDER ENGAGEMENT

Qur stakeholders

} Our customers

Our communities

The British Land Company PLC 00621920

We regularly engage with our stakeholders across a variety
of formats including face to face meetings, surveys and
assessments. This insight provides a wide range of
perspectives which informs our strategy and helps

us deliver outstanding places and positive outcomes

for all our stakeholders.

QOur investors

Who they are Qur occupiers, their employees, The people who live in and The people and institutions who
and the peaple whao visit or live around our assets as well as local | own British Land shares or bonds.
in and arcund our buitdings. organisations and enterprises.

Key engagement - Customer surveys: 15,800 23,949 beneficiaries from - ¢.60% share register met in the

metrics completed annually our actities last year

103 community initiatives al - Over 200 investors ar potantiat
our places investors met

What matters to them |- High quality, sustainable space Education and - Altractive return on investment

which can flex according to employment opportunities - Clarity on strategy and outlook
their needs Places which foster - Ligquidity - the ability to enter
- Places which enhance social connections and and exit their investment easily
wellbeing and offer leisure enhance wellbeing - Ambitious ESG commitments
! and entertainment experiences Scope lo use gur places to
3 support local business
! Ways we are - Evolving and extending our Delivering Place Based - Returns-focusad straiegy with
i responding Campus oifer to appeal te initiatives which target key clear targets set
} growing innovative businesses local issues
‘ - Delivering space which targets Fostering nelworks which
| the highest environmentat and connect cur occupiers with lecal
' wellbeing certifications communities and organisations
Example outcomes - 315,000 sq ft let to Mata At Regent’s Place, through - 14.8% total accounting return

from our engagement {previously Faceboak] which
has expanded rapidly on our
Regent’'s Place Campus

- Qffice space 1 Broadgate fully
pre-let four years ahaad of
camplation; the sustainasility
credentials were a key atlraction
for these occupiers

the Triten Café, we provided
space to BlackOut UK to run

five evanls that provided peer
suppart, learning and debates
for 75 black queer men

12 pup:ls participated in

retan and enterprise activities at
Teesside Park as part of its ‘Raise
Your Game’ partnership with
Middlesbrough FC Faundation

- 45.7% increase in dividend

* NABERS [National Australian Buitt Environment Rating Systeml is a system for tracking the energy efliciency of a building trom development to use.
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Statement on section 172 of
the Companies Act 2006

Section 172[1} of the Companies Act
requires directors of a company 1o actin
the way they consider, in good faith, would
be mosl likely to promote the success of
the company far the benedit of its members
as a whole, 1aking inio account the
following: the likely consequences of any
decision in the long term: the intarests of
the company's employees; the need ta

foster the company’s business
relationships with suppliers, customers
and gthers; the impact of the company’s
operations on the community and the
environment; the desirability of the
company mainlaining a reputation for high
standards of business conduct; and the
need to act fzirly as between members of
the company. The nature of our business
means that we have a continuous dialogue
with 3 wide group of stakeholders and
their views are taken inte account

The British Land Company PLLC 00521520

belore proposals are put to the Board fer a
decision. Information on how the Direciors
discharged thair duty under section 172
during the year, including how they
engaged with key stakeholders, and how
they had regard to the malters set oul
above in their discussions and decision
rmaking, can be found within our Applied
gevernance section starting en page 11,

Read more aboul our stakeholders an pages 32-34

Qur partners & suppliers

Our people

The environment

Who they are

Property investors, local

authorities, suppliers and atl

other arganisations we have
a direct retationship with.

Everyone employed at British Land.

The natural surroundings of our
places, both inside and outside
our ownership.

Key engagement ~
metrics

- Recognition through our
Supplier Excellence Award

- Aim to pay 95% of suppliers
in 30 days

- Annual votuntary staff
engagement survey

- Rolling out energy, water and
waste audits

- NABERS adopted on all aew
office developments*

What matters to them

- Customer recommendations,
enabling them to win new/
additional business

- Contributing to the success
of the British Land brand

- Long term parinerships

- Opporiunities to work on the
moslt interesting projects in
UK real estate

- Potential for development
and promotion

- Achieving work-lile balance

- Compensation

- Minimising carbon emissions

- Minimising waste and
conserving water

- Preserving and enhancing
biodiversity

Ways we are
responding

- Maintaining an active diatogue
- Devetoping long term
relationships with suppliers,
supported by our supplier
conference and
recognition awards

- Opportunities to work on
innovative development projecis

- Invesling tn professional
development

- Employee-ted networks
focusing on areas thal matter
Lo our people

- Designing and delivering
low-carban buildings

- Reducing carbon emissions on
existing buildings

- Identifnng opportunities to
increase biodiversity on and
around buildings

Example outcomes
from our engagement

- Supptier Excellence Awards
covering six key focus areas

- 7% within [ocal London boroughs

- Blossom Street Project Charter
fostered a very positive working
relationship with contractor
Skanska at Norton Felgate

— 69% engagement score with
85% recommending British
Land as a place to work

- 74 people received a
promoiion or opportunity
to move roles internally

- 14 sponsored to study for
prefessicnal qualifications

- 1 Broadgate on track to achieve
our 2830 targets for operaticnal
enerqy intensity

- Targeting BREEAM Oulslanding
on all new office develapments

- New 1.5 acre park at Exchange
Square delivered
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STAKEHOLDER ENGAGEMENT continued

[Hlustrating
stakeholder
engagement

By engaging with our stakeholders
we learn how to deliver places
which generate posttive outcomes
for everyone.

Customers

“We were looking to grow our footprint

in Scailand, and Glasgow in particular,
and British Land were able to alfer a great
opportunily. The assel manager was very
enthusiastic about eur brand and really
pushed to find the right space for us.
Glasgow Fart offers the right brand and

accupier mix, access te the right customers,

il's easy to shop and customers feel safe.”

Ricardo Thamas
Mango, retail occupiar

“British Land’s space and partnership
enabled New Dicrama Theatre,

Broadgate, the UK's mast ambitious artist
support project for independent artists -
supercharging the recovery of the arts
post-pandernic. Together, across a single
year, we'll support a footfall of more than
80.000 artists, providing more than 100,000
creative hours - all completely lree

of charge.”

David Byrne
New Diorama Theatre, Broadgate and
Regent’s Place

"It was the Maslerpian itself that atiracted
us ta Canada Water. We have ambitious
plans for our campus and at Canada Water
we have a unique opportunity to grow and
develop and at the same time, to have

a role in how this place evolves, That's
really exciting for us and our students.

British Land are a fabulous partner, they

defivered a modular campus for us in just
9 months, they have some great ideas far
the future and they really engage with our
engineering students providing incredible
real-life experience.”

Judy Raper
Dean & CEQ, TEDI [The Engineering &
Design Institute] London, Canada Waler

Communities

"Even when we haven'l been able to

meet candidates face-1o-face because of
the pandemic, we've continued to upskitl
people through online traming and place
therm into jabs where they do well. We've
supported 79 peopte through training since
March 2021 and helped 25 people into jobs.”

Anthony Lee

East London Business Athiance,
education and employment
community pariner Broadgate

The British Land Campany PLC 00621420

Environment

“British Land is very aware of the real and
pesitive impact that biodiversily can have
on its pertfolio and on the people visiting
their spaces. They have made some very
progressive commitments Lo improving
urban biediversity and ecosysiem
performance across the standing assets
which ge far beyond any planning
requirements and are quantitatively
measuring the impact that has.”

Morgan Taylor
Cirector, Greengage, consultant ecologist

Cur people

"I first started at Bnitish Land in 2017 and
have worked in preperty management, in
operations delivering the flexible warkspace
product Storey, and I've jusl started as an
asset manager, looking after Southgate in
Bath and Drake Circus in Plymouth. British
Land is great at recognising individuat
strengths - | have been supported with
new opportunitres and sponsored through
professional gualifications, mast recently
my Royal Institute of Chartered Surveyors
qualificaticn and | have had some great
champions atong the way.”

Emma Padget
Asset Manager, British Land

Partners & suppliers
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“The values that underpin this project make

iL a very special one to work on. They are

abou! creating a lasting and positive legacy

for those working on the project as well as

the local community. They are captured in )
our Project Charter which we developed i
with all ur stakehelders in mind.” |

lan Perry
Operations Director. Skanksa, contraciar
at Norten Folgate




PEQPLE AND CULTURE

People and
culture

Qur strategy relies on the
competitive trengths of our people
and their ahility to deliver. To be
successful, we need to foster an
environment where people can
deploy their strengths and expertise,
achieve their potential and feel
comfortable being themselves.
Bring your whole self is a value
which defines our culture at
British Land and underpins

the way we do business.

Progress over the past year can be
measured by how resilient and intact

tha British Land culture has remained,
as well as how effective the Company has
been in keeping employees {ocused and
mativaled despile operaling in a rapidly
changing envirenment.

As Covid restrictions relaxed over the year,
our colleagues have rediscovered the
importance of interacting in the same
physical location, its contribution ta
personal wellbeing and how it helps with
working towards a common purpose, We
ran three short pulse surveys in 2021 and
the feedback overwheimingly demonstrated
that the way people like to werk is evolving;
while there was a clear desire to return to
the afiice, many also wished to retain an
element of iexibility. We are embracing
more hybrid ways of working as a result.

“Families need flexibility, and
opportunities should be equal.
That's why British Lang offers up ta
six months of shared parental leave
on full pay. They support employees
1o live our lives and careers in ways
that work for us, reflecting medern
Lifestyles through their benefits.”

Michael and Olivia
Head of Planning [Michaell,
Team Assistant [Olivia)
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QOur values underpin everything we do:

Listen and
understand

Bring your

whole self

Listen and understand is a core value at
British Land, so building on the work done
last year, in early 2022 we ran a more In
depth employee engagement survey to
get a deeper understanding of employee
wellbeing and identify where we can lend
more suppoart. This identified areas where
we are very strong. but also areas for
improvement and we are engaging with
employees at every level to identify ways
in which we can further support them.

We coritinue aspiring 1o be an employer
of ¢haice and have demonstrated this

in the last 12 months by listening to

our employees, developing our talent,
investing in wellbeing and strengthening
our approach to Diversity, Equality and
Inclusion [OE&IL

Diversity, Equality & Inclusion
(DE&I)

In Nevernber 2021, the Corperatie Sociat
Responsibility Carmnmittee ICSR Committee]
approved our DE&I strategy, which was then
comrunicated to the business in early
2022. The strategy brings all our diversity
activities together in one place, and was
the result of the hard work of a number of
colleagues. It is a powerful demonstration
of our Be smarter together and Build for
the future values. This work followed the
Race Equality Framework we published in
QGctober 2020, when we saw an opportunity
to broaden our scape and challenge
purselves more widely in these areas.

Build for
the future

Be smarter
together

We are making gocd progress with our
DE&1 strategy, which sets out our medium
term aims and commitments and can be
found on our website al britishland.com/
diversity-equality-inclusion. To ensure that
our teams reflect the peaple who work,
shap, live and spend time at our places,
our DE& strategy structures our actions
around the nine protected characteristics:
gender, gender reassignment, age, race,
sexual orientation, religion or beliel,
disability, marriage and civil partnership,
and pregnancy and maternity. In addition,
the strategy is aligned to the United
Nations’ Sustainable Development Geals
- a global {ramework to tackle social and
environmental challenges.

5 sumn,
A

Specifically, our goals align to progressing
gender egualiiy, decent work and economic
growth, and reducing inequalities. The
strategy document concludes by seliing

out our 2030 DE&I Performance Indicators,
for example in terms of ethnic ang gender
diversity, 1o enable us to continue to deliver
on our promise of conlinugus improvement,

In 2021/22, we made a further commitment
to DE&I, ensuring that all employee
feedback channels such as our exit
interviews and engagement surveys
included diversity demagraphics. This was
to help us ensure all our employees feel

" listened to no matter their background and

also to understand where employees ol
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PEOPLE AND CULTURE continued

different backgrounds, ethnicity,
experiences may be encountering
chalienges at British Land so we can
improve. In the 2022 engagement survey,
89% of employees agreed that Diversity

is a stated value or priority for British Land,
this very high score emphasises the
engagewment our employees have with

our DE&I strategy but alsa shows we

can always improve.

As part of the sirategy, we have continued to
tocus an our recruitment Lo aikract a maore
diverse warkferce, We have ensured that
our hiring managers have anti-bias tratning
and are committed to blind CVs where

we can 50 that indications of diversity are
removed at the poini when the CVs are first
reviewed by line managers to reduce the
risks of uncenscieus bias in selection for
interview. We work with a number of
agencies such as BAME Recruitment and
London Works, Lo enable us o attract a
wider range of candidates irom varied
backgrounds. We are also dedicated to
understanding the experiences of our
candidates during recruitment and

collect DE&I demographic data to

analyse where we can improve or

amend our recruitment practices.

Our ten employee-led networks

support our DE&I ambitions by providing
another mechanism for feedback from

our employees and a voice for change.

For example, cur Pride and REACH

[Race, Equalily and Celebrating Heritage}
commiltees worked on a short documentary
with our long term charity partner Just Like
Us, which interviewed sialf and students
and explered the need for diversity and
inclusion in both school and the workplace.

Qur Parents and Carers commitiee
launched our new carers’ policy and carers
suppert guide during National Carers Week

Workforce gender diversity at
31 March 2022

All employees
[excludes Non-Executive Directors)

Senior management

Board

Female Male
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British Land journey

"During my Career Ready internship,

| got to expand my network and envision
a career working far British Land Alter
leaving university my Career Ready
mentor, the Paddington Central Estate
Diractor, informed me cf an opportunity
at British Land. | was eager to apply lor
this role and was successiul in beceming
an Assistant Property Manager at
Regent's Place. The team on Campus is
absolutely amazing and the suppori and
cpportunities | have been given, not only
by the people on this Campus but from
the wider business, have truly made me
feel a part of the British Land family.”

Mohammad
Assistant Property Manager

in June 2021. This outhined all the support
our emplayees, who are carers, have to
access all the assislance they need,

Qur women's committee rebranded itself
3s equitaBLe ta reflect the network’s core
purpose, which is to achieve gender equality
acrass the business. Over the last year the
network has worked ta break the stigma of
menopause, and launched webinars and

an online tosclkit to help employees find a
suite of helpful information. There is also
guidance for team members and managers
in understanding the menopause in the
workplace. EquitaBLle has continued to host
“In Conversation” sessions with a number
of successiul wornen including Dr Jane
Riddiferd, co-founder of Giobat Generation
and lrvinder Goodhew, British Land’s own
Non-Executive Directar. In 2021, our
enaBle committea was successful in
gaining a Disability Smart Accreditation,

on behalf of British Land, fram the
Business Disability Forum.

We waork closely with a range of strategic
partners to deliver our DE&I strategy and
have always been keen to assess curselves
against nationally recognised benchmarks.
This ts not only to highlight areas that we
are mast effective and competent in, but,
more impertantly, to help us identify areas
where we can further improve. In 2021, we
exceeded a key recommendation of the
Parker Review, of hawing at least one beard
member from an ethnic minerity group. In
the 202t FTSE Women Leadership review
we were proud to be ranked 15™ in the FTSE
100 for women representation in leadership
positions and we have exceeded their targel
of 33% women on boards by 2020, For the
fourth consecutive year we were ranked in

36 British Land Anaual Report and Accounts 2022

the top 75 employers by the Social Mobility
Foundation. Last year we were one cf a
smalt number of FTSE 100 companies to
regort our ethnicily pay gap, even though
this is not yet a mandatory requirement. We
are committed to reducing both our gender
and ethnicity pay gaps. Our executive and
leaderships teams have an cbjeciive to
reduce the median pay gap in both

cases by 2% year on year.

Employee engagement

Our strategy is focused on leveraging the
skilt set we have across our business. We
recognise that an engaged and motivated
workforce is key Lo ils success and we
need to understand what is important

to our peaple to ensure we maintain a
motivated and engaged team. Our employee
engagermnent survey provided valuable
insight into the priorities of our people

and how effectively we were meeting them.
There were some very positive messages:
90% of staff reported that thay were proud
to work far British Land, with 85%
confirming that they would recommend
British Land as a great place to work.

Read more aboul our CSR Committee on
pages 112-115

However, we also understand we have
areas in which to imprave and we want to
increase our overall employee engagement
score from 9% To better understand the
feedback froe this survey, our leadership
teams are having detailed sessions across
their deparimenls tc understand what we
are doing well and where we can improve.
Working with employees and leaders
collaboratively, we will then create an
action plan to address the ey points raised.
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Wellbeing

Cavid-19 brought wellbeing to the top of our
agenda and we have maintained that focus
throughout this year. We have continued to
support our people with their physical and
mental health,

Qver the last 12 months, our Wellbeing
Cormmittee launched our suicide preventien
strategy and rolled out our suicide
awareness training. Topics such as these
have historically been taboo, but British
Land faals that awareness an this tapic

is valuable o all employees to ensure
everyane has the tools to support those
who are in any way affected by this.

Our Cycling Network and Sperts and
Sacial Committee have also kept us active,
connected with each other, and focused on
our physical and social health bothin and
out of lockdowns and through the changing
environment of the Covid-19 pandemic.
Activilies have included virtual maorning
pilates classes, cycling clubs, Steptaber
and maore.

Ouring the last year, our Executive
Commitiee has continued o ensure
employees are up to date with the

latest government Covid- 1 advice and
Company policy to ensure employae safety.

Developing talent

Qur aim is to continue to grow our
workforce and leadership capabitities,
skills, competencies and behaviours as we
help deliver a sustainable, successful and
future-focussed organisation with z diverse
pipeline of talent.

In September 2021, our newest employee
network, NextGen, was set up by a group
of young colleagues, with the aim of
“representing and supporling the next
generation of property professionals at
British Land ™. This also ernbodies our
Build for the future value. The netwark’s
abjectives include helping career starters
develop the necessary skiils (o advance their
careers and widen their networks. it also
acis as an enabler for change by providing
a3 forum for colleagues to share ideas and
assist in delivering initiatives, and supports
the integration of new employees including
those new to the praperty industry.

Externally, Briish Land conlinues te

be a Platinum sponsor for "Pathways to
Property’, which aims to make it easier

for young people {o enter the real estate
profession by raising awareness of and
aspirations about the vast range of careers
available within the industry. in 2021/22,
we welcomed five siudents through our
Pathways to Properly and Career Ready

internship pregrammes, providing valuable
experience and insights into the real estate
industry for young people from

diverse backgrounds.

We have taken a lead role as Real Estate
sector chair for the #10000Blackinterns
initiative, which seeks to offer 2,000
internships each year tor five cansecutive
years to young people of Black heritage.
We look forward to welcoming live interns
through this programme, this summer.

We are also delighted to be continuing

our partnership with the Change 100
programme after a successiul pilot

last year. This offers paid internships ta
universily students or recent graduates with
disabilities or long term conditions. This
year, we are inviting one person as part of
this scheme on an internship for six months
at British Land. Programmes such as this
enable British Land to source a mere

. diverse group of talent far the long term

both for our own business and the real
estate industry in general.

Bringing fresh new talent into the business
remains key to our success. We will shortly
be welceming four new graduates to our
commercial property programme, joining
the three current graduates in this scheme
and the three graduales on our strategy
graduate scheme. We also have seven
apprenlices across different areas of

the business.

As well as bringing in new talent, we

have conlinued to invest in and develop our
current employees, with 74 emptoyees over
the last 12 months receiving a promotion or
opportunily Lo move roles internally within
British Land.

Furthermaore, we have invested £440,000
in personal growth and training. and our
ermplayees have achieved over 7,000
hours of training across the Company.

We are currently supporting 14 employees
to study for professional qualifications,
including two permanent employees who are
currently undertaking a Chartered Manager
degree through an apprenticeship route.

For the second year Funning, we are
delighted to have partnered with the Circl
Leadership Cevelopment pragramme,
which helps our aspiring people leaders to
develop practical coaching skills. People
fram local schools and communities are
paired with an employee from British Land
to practise the coaching skills they learn
with Circl. it's a uniquely effective way to
build 3 coaching culture in the workplace,
while helping talented students develop
the skills they need to succeed.
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"I spent the first 3.5 years of my time at
British Land working at Broadgale,
working with sorme great people and
being involved in projects like the
refurbishment of the Estate | .
Management Office and the uniform
roll cut to over 500 employees as part
of the Broadgate rebrand. | have since
maoved internally and | have worked as
Customer Relationship Manager at
Storay for the last six months. The
opportunity to grow and develop within
British Land has been a whirlwind and
' lucky that throughout my time at
British Land I've had great managers,
worked with nice people, and our
fantastic HR team have always
supported and encouraged me.”

Kate
Customer Relationship Manager,
Storey

Winner of the We Are The City's 2021
Rising Star Award

Qur internal mentorship scheme at

British Land has also gone from strength
to strength and we currently have 66
employees matched in formal mentorships
across all areas of the business. A number
of the British Land Leadership Team are
matched with members of the Executive
Cammitiee and Nan-Executive Directors.

Read more about our values at britishland.com/
cufture-values
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SUSTAINABILITY
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Delivering our 2030 sustainability strategy

Net zero carbon

We have committed to achieving a net zero carbon portfatio by 2030 and have set out clear
targets to reduce both the embadied carbon in our developments and the operational
carbon across our portfolio.

Embodied carbon targets FY22 Highlights

50%

lower embodied carben intensity at our
offices developments to below 500kg COze
per sgm from 2030

100%

of developments delivered after April 2020
to be net zero embodied carbon

632 kg COe persqm

Embodied carbon in offices developments

Second net zero carbon development. . . -
delivered at 1 Triton Square

Operational carbon targets

75%

reductian in operational carbon intensity
across our portfolic by 2030 vs 2019

25%

improvement in whole building energy

Programme of net zero audits completed
identifying energy saving initiatives which
align to our targets

Pl This 2030 sustainability facus area efficiency of existing assets by 2030 vs 2019
&:’; aligns with the UN’s Sustainable
Development Goal 12
Environmental We demonstrate the strong progress we are delivering by participating in leading

leadership

This 2030 sustainabilily focus area
aligns with the UN's Sustainable
Development Goal 12

=
e

(&)

el

international benchmarks.

QOur target is to achieve a 5 star GRESB rating by 2022 and we are pleased ta have achieved
this two years ahead of target.

Qur performance in leading internationat benchmarks

A GRESE 2021: mser @ MSCI ESG
-t_;‘“.' 5 star rating, il 4 Rating 2021:
cRESE Green Slar AAA
i}- COP 2021: a FTSE4Good
cbP A- score Index 2021:
FTSE4Good Top 81% percentile
© EPRA TN scmncE Science Based
Sha Rating 2021: @ L Targets:
s Gold a0 cn approvalin 2021
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Place Based approach

Responsible business

FEie This 2030 sustainability focus area
@ aligns with the UN's Sustainable

Development Goal 17

The British Land Company PLC 00421920

Please lind our materiality assessment on our
website af britishland com/materiality

A Place Based approach means understanding the most important issues and
opportunities in the communities around each of our places and focusing our efforts
collabaratively, to make the biggest impact at each place. We focus our community
investment an the tive key areas identified in our local charter:

FY22 Hightights

Connect

£2.7m community investment, including cash, space,
volunteering and fundraising

Community Funds established at Broadgate and
Paddington Central, in addition te an existing fund

at Regent's Place

Education

58 needs-based education initiatives
Continuing to partner with the National Literacy Trust
across our partfolio

Employment

34 employment initiatives
Refocused our programmes to supporl thase most
impacted by the pandemic

Business

Provided 20,000 sg ft of space to NDT at Broadgate
as part of a pilot project to offer meanwhile
affordable space

Wellbeing

Aligning our developments to the WELL Standard
On track to achieve WELL Platinum at 1 Broadgate

New 1.5 acre park delivered at Exchange Square
in Broadgate

We advocate responsible business practices across British Land and throughout our
supply chain. We have three key areas of focus:

FY32 Highlights

Responsible employment

Achieved Disability Smart Accreditation from the
Business Disability Forum

£440,000 spent on Lraining and professional
qualificatiens; 14 sponsored through
professional qualifications

Diversity and inclusion

Ranked 15™in the FTSE Women Leadership Review
for FTSE100

Exceeded the Parker Review recommendations of at
least one hoarg member from an ethnic minority group
Launched new Diversity, Equality & Inciusion slrategy
Ranked 41 in top 75 Social Mobitity Index

Responsible procurement

Provided anti-modern stavery training to all employees
Independent anti-modern slavery audiis of

key suppliers

Introduced our Contractor Framewaork, identifying

key sustainability KPis for new contractors

Launched Supplier Excellence Awards
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SUSTAINABILITY continved

Environmental review

We have a clear responsibility to manage
our business in the most enviranmentally
responsible and sustainable way we can.

Our key environmental commitment is 10
achieve a net zero carban poartfolio by 2030
and we have maintained gur focus on that
despite the pandemic. This year we have
made goad pragress on pur Pathway to Net
Zero and our work an TCFO reporting is an
important step in understanding the climate
resilience of cur business.

Qur Sustainability Brief for Development
and Operation, updated tast year, sels out
the key requirements for pur assets at each
stage of the property lifecycle: progress in
each area is reported below.

Energy and carbon
There are two principal ways in which we

can reduce the carbon emissions associated’

with our activities - reducing the embadied
carbon in our develapmenis and reducing
the eperational carbon across our portfolio.

Developments

Reducing embadied carbon

Embodied carbon refers to the carbon
emissions resulting from the production
and {ransportation of materials for

a buitding and all elernents of its
construction and decansiruction.

Our approach is to do everything we can to
minimise carbon in development and only
then to offset residual carbon, making

our developmenis net zero carbon

at completion,

To do this, we undertake whole life carbon
assessments on all of our develaprnents

and major refurbishments. This year

we adopled the OneClick LCAlife

cycle assessment sofltware for alk our
developments, delivering on cne of the early
commitrnents in our Pathway to Net Zero.

Current estimates for embodied carbon in
aur developments are shown below:

Kg CO:e per
Dilices developments sqm
Completed developments 408

Development pipeline

including campleted

developments 432
Development pipeline

excluding completed

devatopments 578

For completed developments which include
1 Triton Square and 100 Liverpool Street, we
benefited from our ability to re-use much of
the existing structure.

Going forward, several of our near term
developments will be substantially new
builds and in these cases, our focus will
be on using more sustainable materials
and techniques,

Residential and retail develapments have
a 2030 target of 450kg COze per sgm wilh
average embodied carkaon in the pipeline
of 62 kg COze per sgm:

Reducing operational carbon

Where we are delivering new developments,
we have a clear opportunity to target meore
ambitious goals in energy efficiency. Qur
2030 target af 90kWh, per sqm [on a whole
building basis) for new developments aligns
with the UK Green Buitding Council's
interim targets and the trajectory for the
Paris Praaf target of 70kWh, per sqrn

for 2035-50.

Reducing gperational carbon case study:

1 Broadgate

1 Broadgate is expected to be our most
energy efficient building yet. Energy
intensity is expected to drop to one-sixth

of the previous building at 99kWhe per sqm.
This building inctudes intelligent systems
which monitor usage and adjust
automatically to energy demands helping
to reduce wastage and enhance efficiency.
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We have also adopted NABERS UK on

all our new office developments. The
NABERS methodolegy produces an
energy performance rating for each
office development, helping us 1o track
performance to ensure we meet our
targeted levels of efficiency. 1 Broadgate,
our pilot NABERS scheme, is currantly
on track for a 3-star rating.

Offsetting strategy

On completion of a develogmenl, we offsey
the residual embedied carbon which could
not be avoided through design and material
choice. We use nature based olfset credits
irom accredited projects. Where possible
we select projects which also support
biodiversity or have economic benefils

for tocal communities.

Standing portfolio
Reducing operational carbon
This year we cornplated net zero audits

of 29 of our majar office and retail assets, _

accounting for $0% of landlord-procured
enargy, identifying energy saving
interventians to support our target of a 25%
improvement lon a whate building basis] by
2030. Each audited building has a net zero
pathway which is now being embedded
within its business ptan.

Alongside this process, we are idenlifying
mierventions which imgrave the EPC
ratings of buitdings rated C or betow to
comply with expected MEES [Minimum
Energy Efficiency Standards! tegislation
requiring buildings to be A or B rated by
2030 Currently 36% of cur parifolio is A or
B rated and we expect it will cost around
E£100m to deliver A or B ratings across the
portfolio by 2030. Many of these are low
cost interventians which deliver financial
savings, effectively paying back in a few

Oftsetting case study: 1 Triton Square

This year, we offset residual embodied
carbon at 1 Triton Square and the St Anne’s
atfordable housing scheme with offset
cradits from two forestry projects, a
reforestation project in Ghana and a
sustainable timber ptantation in Mexico.




years. These projects are mare compelling
in the context of rising energy prices. We
expect around twa thirds of the total cost {0
be funded by the service charge ar directly
by customers.

At Exchange House, qur net zero

audits have identified £2.5m of initiatives,
eguivalent to 0.5% of the buildings’ value
which our modelling suggests will deliver a
8 rating from a E. Key interventions include
LED lighting and a heat pump replacement
overall reducing energy inlensity by ¢.50%.

For costs which cannot be covered by

the service charge, we have established a
Transition Vehicle, financed by an internal
levy of £40 per tonne of embodied carbon in
new developments as well a5 3 £9m annual
float. Total funding in the Vehicle is now
E£15.6m. One recent example was the
chiller replacerment at Broadwatk House,
which was nearing end of life; the modern
replacement was fwice as efficient,
generaiing £45,000 annual cost savings.
representing 9% of the wholg building
energy costs and equating to a seven

year payback ancurrent energy costs.

Selar panels across our portfolio
generate 1,731MWh of additional power

Reducing embodied carbon case study:
Canada Water

At Canada Water, we were the first to use
cement free, Earth Friendly Concrete in
permanent piling works in the UK, saving
240 tonnes of carbon emissions, a saving
of 45% compared to the embodied carbon
of traditional piling concrete mix. We are
exploring the use of ultra-low carbon,
flexible floarplate cassettes which use
Cemfree, an alternative to traditienal

cement. Other low carbon initiatives include
more cross laminated timber, high recycled

content in cancrete, electric arc furnace
steel and recycled raised access floors
repurposed frem ancther building.

Renewables

We have undertaken feasibilily

studies acress the portfolia for rooftop

and solar car part possibilities identifying
opportunities to add to the 2 mega walts of
capacity we already have installed lof which
half is at Meadowhall]. We are now doing
detailed feasibility studies for two retail
sites and Meadowhall shepping centre.

We continue to purchase both REGO
backed electricity and RGGQ backed gas,
accounting for 93% and 85% respectivaly
of electricity and gas purchased.

Circular economy & materials

We are a signatory to the Architects’
Journal Retrofirst campaign which
encourages the use of retrofitting and
refurbishment. We have delivered on thal at
our completed developments [see page 40]
and across all cur schemes prioritise

re-use of materials.

Materials re-use at 1 Broadgate

780 tonnes

Totat materials re-used or upcycled

200 tonnes

of granite, repurposed from the fagade as
terrazzo flooring

140 tonnes

of steel recycled elsewhere

We also received an innovation credil by
industry body BRE {Building Research
Establishment) for implementing a
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materials passport at 1 Broadgate which
provides information aboul the materials,
preducts and components in the building
to enable their recevery and future re-use.

Climate resilience

In line with TCFD recommendations, in 2022
we have enhanced our disclosure on the
physical and transition risks that climate
change poses to our business, details can
be found on pages 49-57 of this Report.

Our focus on energy and carbon forms

a key part of cur work ta deliver a mere
climate-resilient portfolic. This year we
comprehensively updated our sustainabilily
checklist for acquisitions and formally
integrated sustainability considerations
into our Investment Committes process to
enable potential environmental risks to be
identified and mitigated at the outset. All of
our acquisitions exposed to flood risk have
undergone a flood risk assessment, as
have 100% of our managed assets and
major developments.

Biodiversity

Biodiversity can play a key rale in improving
wellbeing for customers and visitors to

our places, and with over 100 acres of

land in Londen under our control this is

3 key consideration for us. This year, we
relreshed our Biodiversity Framewerk lor
Broadgale and introduced new frameworks
at Regent's Place and Paddingten Central.
These identified four key areas of focus:

i} open space and habital management;

ii] the built environment; iiil education

and community engagement; and iv] data
¢ollection. Building on this, the Framework
sels oul the key species and habitals of
relevance to the area and seis targets for
biediversily net gain, improving health and
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SUSTAINABILITY continued

weltbeing and ecosystem services. We are
exploring similar plans for all our managed
relail assets.

We are cornplementng this with roof
gardens at Exchange House and 1 Appold
Street, helping to create a neiwerk of green
spaces for biodiversity in the City. Our
1 Broadgate development includes nearly
12,800 sq fi of planted area across the site
including balcenies, terraces ang ground
_level with a further 3,000 sq ft of green
roof space at Norten Folgate.

Alr guality

Each af our Campuses has an air

quality action plan which is reviewed

af least annually. At Broadgate, we have
implemented 2 delivery booking system that
enables the tracking of associated carbon
emissians which is identifying oppertunities
to reduce vehicle moverments and

. associated emissicns. In addition, at our

" ‘major consiruction sitas, we use delivery
consolidation to significantly reduce
vehicle movements to the site.

Water )

Across our developments, we are using
low-flow water fixtures to achieve a 40%
reduction in potable waier use to 20 litres
per person per day. We are on track to
achieve this at 1 Broadgate and Narton
Folgate. On our standing portfolio, we have
undertaken over 10 hybrid energy/water
audits 3t our managed sites to identify
further reduction opportunities.

Biodiversity case study: Exchange Sguare
At Exchange Square we delivered a new
park which quadrupled the amount of
green space at Broadgate. We worked with
ecologists to add tens of thousands of
plants, including native and flowering
varieties which encourage birds, bees,
butterflies and other insects.

Apprentices at
Paddington Central

Social review

Building on the independent research we
commissioned last year into the social and
ecanomic Issves in the communities around
cur places, this year, we identified the key
sacial issues we will focus on al each place.
We have integrated these into the business
plans for our eight priority assets covering
52% of aur partfatio by value.

We also updated our Local Charter. This
provides a clear framework for delivering
our Place Based approach, focusing on key
local issues where we can collectivaly make
the biggest impact; progress on each area
is reported below.
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"We work with British Land to run
employabibity pregrammes that give local
residents the skills to land susiainable
jobs, including ringfenced opportunities
with businesses at British Land's places.
Despite the obstacles that Covid-19
presents, and not being able to work
face-to-face, we've engaged over 130
candidates across eight sites this year.
providing virtual training and one-lo-one
suppart. Over half have already gained
employment in a range of seclors.”

David Cooke

The {_aunch Group, who worked
wilh us to deliver Bright Lights
employability programmes

23,949

beneficiaries fram our
cammunity programme

103

Place Based initiatives at our places,
including 64 at our eight priority assets.




Connect

We connect with focal communities on
priorily issuas and opportunities where we
can have the biggestimpact. This year, we
achieved our target of at least one Flace
Based initialive on a key social issue at
each priority asset.

Connecting customers and community
partners is one of our stronges! social
cantributions. Our Campus Community
Funds are a good example of thal approach.
Following the success of the Regent’s Place
Community Fund, this year we worked with
our custemers to launch funds at Broadgate
and Paddington Central. Together, we agree
priorily local themes, pledge funds and
-a3warg granis to community organisations
doing vital work locally. In the first year,
15 custamers and locat stakehotders
pledged cver £150,000 to our Broadgate
and Paddington Central Community Funds.

Education

Wa support educational initiatives for
local people - helping develop skills
for the future and raising awareness
of career opportunities in sur sectars.

This year, we delivered 58 education
initiatives at our priorily assets. These
ranged frem primary school projects and
secondary school workshaps to college
events and university challenges, along
with meritoring, site tours, tatks and
educatienal events.

We continued our partnership with the
National Literacy Trust across 29 of our
ptaces, working cellaboratively with our
customers and local schools ta encourage
an additional 7,800 children to read far
pleasure and improve their literacy skills.
Together, we have reached 56,000 children
across the UK since 2011.
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Employment

We support local training and jobs through
Bright Lights, our skills and employment
programme, working with customers,
suppliers and tocal partners across

our portfolio.

This year, we achieved our target of at least
one needs-based employment initiative

at each priority asset and defivered 34
employment initiatives across our portfolio.
Recognising the impact of Covig-19, we
have refocused Bright Lights to support
scme of those most affected, including
individuals who have lost their livetihoods.
These programmes run across cur portfolio,

We reached over 135 people through

virtual employment training and one-to-one
suppert at six relail sites across the UK and
two London Campuses. Designed to give
tocal residents the skills to land tasting

“l can’t thank Andrew, the Ealing Broadway
tearmn and British Land enough for getting
behind this plzcernaking initiative and for being
so supportive. We've been able to work with 25

local creative pariners and maintain our focus on
‘shop small, shop lecal and shep with purpese’.
Everyone who sells ems in the store also works
in the store and people in Ealing have loved being
able to interact with the people who made the
iterns they are buying. We're accidental retailers
and we've gone Irom a marke! stall 1o thinking
about five year {2ases and we couldn’t have

done that witheut the support of British Land.”

Kate McKenzie
Curated Collective

Education case study: Partnership with
the Nationat Literacy Trust

The power of literacy programmes to
improve life chances was made clear

in research we commissioned into the
economic benefits of reading for pleasure,
to celebrate our ten year partnership with
the National Literacy Trust. Published

in October 2021, this showed that if all
children in the UK read for pleasure daily,
the number achieving iive good GCSE
grades could increase by 1,1 million in 30
years, boosting average lifetime earnings
by an estimated £57,500 and raising the
UK's GDP by as much as £4.6bn per year
within a generation.
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employment, the pragramme included
ringfenced opportunities with businesses
at our places. Over 60% of candidates have
already gained employment in a range of
seclors. Al every sile, we connected with
local partners g identify local peaple who
needed the programmes most.

Programmes we piloted this year and plan
to expand next year included ADcaderny
with Brixton Finishing School, Qver 110
young people local to our London Campuses
and Ealing Broadway took part in online
workshops funded by British Land,
developing valuable skills to increase

their chances of gaining employment

in the creative, technology and

advertising industries,

Supporting iocal business

We support local businesses to create
opportunities for local independents, social
enierprises and start-ups This in¢ludes
providing affardable space arid prioritising.
tocal suppliers and smalt and medium-
sized enterprises through our
development supply chain.

We provided aflordable space at S of the 8
priarity assels and identilied epportunities
ai the remaining 3. This includes affordable
workspace, affordable retail space and
community and arts space Next year,

we will expand opportunities across
additional asseis.

New Diorama Theatre

Following the success of New Diorama
Theatre [NDT} at Regent's Place, together
we launched MOT Broadgate to support the
recovery of the arts post-pandemic. Qne

of London's biggest rehearsal and artist
development complexes, the 20,000 sq ft
space is completely free for independent
and freelance artists ta use. The first
project of its kind in the world, NDT
Broadgate has attracted a footfall of 80,000
creatives, engaged over 600,000 people and
supported the creation of highly successful
productions. New Diorama Theatre at
Regent's Place atso wan The Stage's
Fringe Theatre of the Year 2022 Award.

Wellbeing

We create places that support heatth and
wellbeing for our customers, colleagues
and communities and contribute to locat
people’s wellbeing and enjoyment,

AL 100 Liverpool Street we are piloting

8L Connect, our smart dashboard which
uses internet of Things sensors around
the buitding to extract and store data on
how our spaces are being used, This data
generates insights which help us improve
the working environment for gur occupiers,
for example with the right levels of hesting
and lighting. Cver time, as our bank of data
grows, the buitding will be able to respond
automatically in line with occupancy.
Additional features we will look 1a deliver
include ‘predictive maintenance’ - based on
dala collected, the building will understand
how devices behave and will te able te
predict when replacements are required.
Similarly, with "condition-based’ cleaning.
data will prowide information on how much
of something is used, enabling automated
cleaning or replacements to be arranged.
This dashboard will apply to all new
develgpments going forward, starting with
1 Broadgate and including Canada Water.

We are on track te achieve WELL Platinum,
at 1 Broadgate, the highest lavel of
certification on this globally-recognised
benchmark for health and wetlbeing.
Working closely with accupier JLL and
architect AHMM, we are targeting industry-
leading slandards for air qualily, water and
light. BL Connect will form an important
part of this work.

4L British Land Annual Report and Accounts 2022

The British Land Company PLC 00621920

We conlinue to align developments te

the WELL standard. Qur first iwo office
developments at Canada Water, Al and

A2, will both be WELL-ready. This pre-
certification supports us in delivering
outstanding workspaces for our customers
2nd opens up the opportunity for customers
lo partner with us in pursuing full WELL
certification for employee health

and wellbeing.

Responsible business

Our activities under Responsible
Employment and Diversity & Inclusion are
covered in the People and Culture sections
on page 35-37 and in the Governance
seclion on pages 113, 114-119,

Responsible procurement

A strong relationship with our suppliers

plays a key rote in the successful delivery

of our strategy which is governed by our e
Supplier Code of Conduct. This sets aut

clear sacial, ethical and environmendtal

obligations for our supply chain and

promotes safe and fair working conditions.

It is mandatory for alt suppliers.

Against modern slavery

We uphold the human rights of our
empioyeas and throughout the supply chain.
This year, we provided anti-modern slavery
training to all employees. Through our
partnership with anti-modern slavery
charity Unseen, we 5150 undertook
independent audits of 10 of aur high

risk suppliers [with 11 more scheduled),



reviewing compliance on 12 key areas of our
Supplier Code of Conduct. These included
human rights, health and safety, equal
opperivnities, kair reward, working hours,
staff development and worker representation.
Infermed by risk and impact assessments,
audils prioritised property management
service providers at our assets and
construction contractors on our
developments. All suppliers scored above
77% and by warking with these suppliers
improvemant opportunities will be identified
and agreed. We continue to be a member of
Unseen's business helpline portal, which
altows people to repart a potential modern
slavery occurrence anonymously.

We pay at least the Real Living Wage 1c all

8ritish Land employees and we strongly

encourage all suppliers to pay their UK

employees at or above the Real Living

Wage. Our London Campuses are aceredited

Living Wage Places and also comply with
-the Mayor’'s Good Woark Standard.

Our Stavery and Human Traflicking Slaternen!
can be found on our website britishland. com/
medern-slavery-act

The British Land Company PLC 00621¥20

100%

of British Land employees paid at least the
Real Living Wage.

79%

of supplier workforce paid at least the
Real Living Wage.

Mandating prompt payment

We have baen a signatory 10 the UK
Gevernment's Prompt Payment Cede since
2010 and aim Lo pay 5% of suppliers within
30 days. Group invoices are seltled within
18 days an average.

Responsible procurement standards

This year, we intraduced our Contractor
Framewerk, idenhfying key sustainability
performance indicators thal we will monitor
for new contractors employed on asset
management initiatives. We also launched
our Supplier Excellence Awards to cetebrate
and showcase the best supgliers’
contributions in a range of cateqories,
including responsible business.

Dur external commitments and social
sustainability benchmarks

Our Supplier Excetlence Awards

“We are delighted to be recognised by
British Land in their first supplier awards
- it felt so rewarding to be recognised by
one of our clients in this way. | can also
confirm that having been in the FM
industry for the last 12 years | haven't
seen any other client take this approach
to service parther recognition -
trailblazing springs to mind.”

Glenn Wilsan
Director - Retail & Distribution,
Incentive FM
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Net zero carbon

The British Land Company PLC 00421920

Foacus area 2030 strategy indicater 2000 1arget 2022 performance
Pragramme Science Based target - Reductionin Scope 1 51% 12%
level targats and 2 emissions vs 2020

Science Based target - Reduction in Scope 3 55% per sqm 15%

emissions intensity vs 2020

Embodied 50% reduction in embodied ernissions Dffices: 500kg €0z per sqm Offices: 832kg COqe per sqm
[RICS A1-A5| on new construction and Retail & residential: 450kg Retail & Residential: 662kg
rmajor renovation projecis vs 2019 CO,e per sqm ' C0ze per sgm
industry benchmarks
100% of embodied emissions from cempleted 100% Ontrack
new construction and major renavation projects
[RICS A1-A9) offset using certified carban
offset credits
50% reduction in operationat and end-of -life Offices: 275kg COze per sqm On track
embodied emissions [B1-BS, C1-C4| at new Retait & residential: 250kg
developments vs 2019 industry benchmarks C0:e per sgm

Operational 75% operational carbon intensity reduction by 75% Offices: 37%

2030 vs 2019 baseline Retail shopping centres
- - . . (landlord onlyl: 31%
"7 25% whil Building operational energy intensity  25% Offices: 28%
improvement by 2030 vs 2019 Retail shopping centres
(Lzndlord anly): 7%
Landlord pracured electricity from 100% 93%
renewable sources
Environmental leadership

Forus area 2030 strategy indicatar 2030 1arget 2022 perfarmance

Indices GRESS [Standing Investments) 5-star rating 5-star by 2022 5-star

Green Developments an track to achieve BREEAM 100% 70%

Buitding Outstanding [Officesl; Exceltent |Retailk;

Certifications Home Quality Mark [residentiall minimum 3'

BREEAM-certified standing assets - all ratings - 44%
{design andfor operational BREEAM certificate)

BREEAM-certified standing assets - rated 50% by 2025 28%
‘Very Good' or higher?

|design andfor operational BREEAM certificate)

Energy ratings  Proportion of units with EPCs rated Aor 8 - 36%
across assets ynder management

Materials and Operational waste from managed assels that Offices: 80% QOffices: T6%

Waste is re-used. composted, or recycled Reiail: 70% Relait: 48%
Development and operational waste diverted - Q6%
fram landfill

Biodiversity New canstruction and major renovation 100% On track
projects designed to achieve a 10% nei gainin ’
biodiversity
% of managed assels with Biodiversity 100% 15%

Action Plans
Resilience % cf managed assels and major developments  100% 100%

which have undergene 3 flead risk 2ssessment

1. From 2021. the 2030 strategy upgraded our BREEAM targets to ‘Outstanding’ for Offices Ifram Excellent] and ‘Excellent’ for Retail lirom Very Gaad').

2. Exciudes residential.
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Place Based approach

Focus area FY22 Perfgrmance

Understanding & responding to  Following socio-economic assessments, business plans have been created for all assessed sites
local needs

Connecting Place Based irtiatives identified at all pricrity assets
£2.7rn total commaunity investment (including leverage]
This includes £300,000 raised at our places and by our people and £57,000 totat in-kind contributions
24,000 totat beneficaries
103 initiatives al our places

11% BL employees are expert volunteers
23% total volunteering

Education MNeeds-based education initiative undertaken at each prianity site
12,900 people benefiting from our educatien initiatives
58 educalion initiatives

Employment Needs-based employment initiative undertaken at each priority site
1,100 people raceiving empioyment related support or training
354 pecple supported inte employment
34 employment initiatives in our places

Business Affordable space provided at five of the eight priority assets and identified at the remaining three
Space valued at £2.9m provided to community arganisations and enterprises including over E1.7m
of space 10 New Diorama Theatre at Broadgate

Wellbeing Annual review of air quality action plan at all campuses
On krack to achieve Well Platinurn at 1 Broadgate and aligning with Well criteria at Norton Folgate
Delivered Exchange Park

1. Affordable space includes all alfordable workspace, affordable retail space and communily space on both a temperary and permanent basis.
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Responsible business

Focus area 2022 perlermance

. The British Land Company PLC 00621920

Responsible
employment

Investin our people

£440,000 spent on training and prefessienal qualifications

Supparted 14 people 1o achieve professianal qualifications

Connect with our people

69% engagement score |participation scare 87%]

B4% stalf retention

Provide a safe working environment
Injury Incidence Rata - Offices 21.29 incidents per 100,000 full time equivalant, Retail .00 incidents per 100,00 footfall
Injury Frequency Rate - Developments 0.17 incidents per 100,000 hours worked

Diversity &

Inclusion 36% of Board are female

impreve gender diversity at all levels

37% of senior management are fermale

Gender pay gap 19.2%

Improve ethnic diversity at all levels
Compliance with Parker Raview recommendatians oa Beard level ethnic diversity

Ethnicity pay gap 19.2%

Responsible
procurement

Against modern slavery

100% of BL employees paid at teast the Real Living Wage
79% of supplier warkforce paid theReat Eiving Wage

Undertook independent anti-modern slavery audits of 10 high risk suppliers with all scoring above 77%
Delivered Anti-Modern Slavery training and awareness for all employees

Mandating prompt payment

Group invoices settled within 18 days on average

Responsible procurement standards
Introduced Contractar Framework indentifying Sustainability KPIs far new contractors on asset management initiatives
Launched Supplier Excellence Awards

For our full EPRA reporting see our Susiainability Accounts britishland. com/sustainability-accounts

Sustainable finance

Sustainability is fundamental te our
business at British Land, and the decisions
we make are environmentally and socially
intelligent. This includes aligning our
financing decisions with aur 2030
sustainability strategy. Qur current
sustainable finance includes facilities
linked to Sustainability targets as well as
a 'Green’ loan. We also have a Sustainable
Finance Framework® for debi capital
markels insurance.

British Land - ESG-linked
revolving credit facilities

Wa have 3 £450m Revolving Credit Facility
linked to our performance on agreed
Sustainability targets. If we autperiorm
these 1argets, we pay a lower margin; if we
miss the targets, then the cost increases.
The targets include the percentage of

* development prajects, by floor area,

which nave a minimurm BREEAM New
Construction certiticatian tevel af Excellent
and the percentage of assets under
managament, by floor area, which have a
minimum BREEAM In-Use [or equivalent)
certification of Very Gaod,

During the year, we signed a new bi-tateral

£100m ESG-linked Revolving Credit Facility,

wiih similar Sustainability targets and
margin adjusiment
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100 Liverpool Street —~ £420m
‘Green’ Loan

The 8roadgate joint venture raised a new
£420m Syear ‘Green Loan' inthe year,
secured by 100 Liverpool Sireet, a net
zero carbon development with BREEAM
Outstanding certification. The interest
rate hedging for this loan also qualitied
as ‘Green'.

Sustainable Finance Framework
British Land’s Sustainable Finance
Framework has been in place since May
2020 and enables us Lo issue Sustainable,
‘Green', and/or Social finance. We continue
to develop this Framework as sustainable
finance best praciice evolves,

1. Availlable on our websile at britishland.corn/
sustainable-finaice-lramework
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Climate-Related Financial Disclosures

British Land is committed to transitioning
to a Net Zero porifalio by 2030. As part

of our Fathway to Nel Zero announced in
Oecember 2020, the Science Based Targets
initiative [$8Ti} validated our landlord target
as 1.5°C-aligned and our value chain target
as ambitious. We are 3 signatory of the
Betier Buildings Partnershig's Climate
Commitment, the World Green Building
Councit's Net Zero Carbon Buildings
Commitment. the RE100 commitment

to procure renewable power, and the
Business Ambition for 1.5°C.

Introduction

This year, we are reporiing in ling

with the TCFD reporting requirements
far UK prermum listed companies.

The fallowing sections address how
climate change is incorporated inlo

aur corporale governance processes,
its potential impact on our strategy and
financiak planning. its treatment in gur
risk management procedures,.and the
refevant climate-related KPls and KRIis
far our business. The following sections
and subsection headings correspond
with the sections of the TCFD framewark.

Governance

{a) Our senior executive and
non-executive have oversight
of climate-related risks

and opportunities

The Board Director responsible for
climate-related issues is Bhavesh Mistry,
Chiel Financial Olficer, and the Executive
Committee member who leads the delivery

- of the sustainability strategy is David

Walker, Chief Operating Officer. These
responsibilities were previously held by
Simon Carter, who was previously Chief

-

The Board and executive management team  Governance framework
al British Land recegnise the scale of the
climate emergency, its potential impact on
real estate and therefere the urgent need

to take mitigating action. With the built
envirgnment acceunting for a significant
proportion of global greenhouse gas
emissions, we also acknowledge our
responsibility to take action to minimise

our carbon featprint and collaborate with
our customers, and the people who use our
spaces e do the samé. Our achievements in
developing and manageng more susltainable
space have been recognised for more than a
decade and building an this, in 2020 we set
oul an ambitious approach io achieving a
nel zero carbon managed portiotio by 2030.
This is a gaal shared by our investors,
cusiomers, partners and people. We believe
that delivering on these targets will create
clear value for our business as demand
from accupiers and investors further
gravitates towards the best, most
suslainable space.

Executive and Management

Sustainability
Committee*

TCFD Working
Group

Risk
Committee

CSR Committee

™

Board of

Directers

Audit
Committee

* Members include representatives fram across the business: Asset management, Develapmenl, Finance,
Investrnent, Procurement, Property management, Risk management, Strategy and Sustainability.
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Financial Oificer and who remains

a champion of sustainability as Chief
Executive Oificer. Simon previously tock
partin The Prince of Wales's Susiness &
Sustainability Programme at the Cambridge
institute for Sustainability Leadership. The
chairships of the Risk and Sustainability
Committees have transferred from Simon
to Bhavesh and David respectively.

Climate change and susiainability
considerations are integral to our
investment and development decisions,
formally reviewed within Investment
Commitiee papers and fully considered
by the Beard in all investment decisions.
A recent example includes our plans to
upgrade J Sheldon Square to alt electric.
Achievernent of sustainability XPls are also
reflacted in the remuneratien policy for
Executive Directors and all Executive
Commitlee members have spetific
Sustainability-related annual

objeclivas {see pages 138-139].

The Board is updated on climate-related
issues at least annually and has ullimate
oversight of risk management. In recent
years, the Board's annual off-site strategy
event has included climate-focused agenda

items and specific sections on sustainability.

In January 2022, the Board was given an
update on our progress against our 2030
sustainability strategy. at the end of the
first full year since launch.

Climate change is alsc considered by our
Board Caornmittees. Quer the past year,
the full Board received a deep-dive on the
progress against our 2030 Sustainability
Strategy' and the futyre initiatives that
witl drive carbon reduction. Qur subject
matter experts provided detailed training
on the technical aspects of embodied and
operational carbon. The Board's CSR
Committee received three updates from
the sustainability team, each including
detailed coverage of the Net Zero strategy,
EPC compliance, and the TCFD scenario
analysis process. The Remuneralion
Committee worked with the sustainability
team to devise £5G targets for executive
remuneration, and the Audit Committee
recaived a pragress update during the
year an the develepment of Lhis disclosure.

Significant and emerging rnsks are
escalated to the Audit Committee and
chimate risk is tracked as part of our
‘Environmental Sustainability’ principat risk
caiegory [see pages 84-94]. Qur Board CSR
Committee meets three times a year and
oversees the delivery of the Sustainability
Straiegy, including the delivery of the
Pathway to Net Zero and the management

ol ctimate-related risks. Over 2021/22, the
Board was updated on the TCFD transition
risk assessment and the proposed MEES
regulation’s new minimum EPC threshelds
for 2030.

{b) The Board delegates
responsibility for assessing

and managing our response to
material climate-related risks
and opportunities

Climate-related risks are considerad

by the Risk Committee, which consists

of the £xecutive Committee and (eaders
from across the business, including
procuremeni, development, finance and
property management. Each business area
maintains a comprehensive risk register,
which is reviewed quarterly by the Risk
Committee. Climate risks are identified
through 3 process invelving trend analysis
and stakeholder engagement as part of our
‘Envirgnmental Suslainability’ principal risk.
Members of the sustainability team monitor
climate risk and update the Risk Committee
at each meeting throughout the year. The
Risk Committee reports into the Board's
Audit Committee.

Identified risks are incorporated into

aur risk framework and managed by

the appropriate business areas. Progress
against our TCFD workstreams is reported
to the Risk and Sustainability Cammittees,
both of which meet quacterly. Foltowing the
completion of scenario analysis, we have
established a TCFD Working Group to
manitor and manage our delivery. chaired
by the COO. Ultimate oversight is at Board
level, to which gur CSR Committee reporls,
Any resulting disclosure requires approvat
by the Audit Committee.

Strategy

(a) We have identitied the
following climate-related risks
and opportunities over our
shart, medium and long term
time horizons

This section will detail (i) our
approach to scenario analysis

and defining material risks and
opportunities, (ii) the material

risks and oppertunities identified

by our analysis, (iii) the impact and
our organisational response to these
risks and opportunities, and (iv) how
we incorporate resilience to climate
change into the organisation.

1. Our 2030 Sirategy is availatle onlice at bntishland.com/sustainabibity-accounts
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Intreduction to scenario analysis

Over the past five years, British Land has
worked with expert advisors o identify and
assess our exposure Lo climate-related
risks and oppartunities. This included

an initial risk sereening undertaken with
Verca 2017, a set of internal climate risk
worksheps facilitated by Forum for the
Future [2019}, and quaniitative scenario
analyses underiaken by Willis Towers
Watson [2020-22).

Time horizons: our scenario analyses are
split into two tirmeframes, 2020-30 and
post-2050. In our intial scenang analyses.
we chose not Lo quantify risks across the
2030-2050 timeframe, For physical risks,
itis anly post-2050 when future scenarios
start ta meaningfully dilfereniiate from
the current climate. For transition risks,
when guantifying risks beyand a 10-year
timeframe, the underlying assumptions
bagin te play an increasingly signiticant
role in the resuliing values. Dus 10 the
level of uncertainty that accompanies
these longer-term assurnptions, our
initizl analysis focused on the current
decade to 2030.

2020-2020: assessed the physical risks
nosed by the current ctimate and the
transition risks posed by 1.5°C and 2°C
aligned transition scenarios. This period
aligns with our carporate strategy time
horizons as shown below:

Short term Medium term Long term
Less than )
12 months 1taSyears  Sto 10years

Post-2050: using the IPCC’s Representative
Concentration Pathways [RCPs), we assessed
the physical risk pased by 2°C [RCP2.4]

and 4°C [RCPS.5) climate trajectories

[tor details on RCPs soe the lable opposite.
This timeframe was selected as, from 2050,
these trajectories begin 1o meaningfully
diverge. As the standard design life of
abuilding is 40 years, this is a relevant
timeframe for the lifecycle for our

current portfolio.
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British Land scenario analysis - scenarios considered
The tables beiow detail the physical and transiticn scenarics chesen and the time frames that our business assessed itsetf against.

Physical risk scenarios and parameters
The IPCC's RCP2.6 scenario represents a pathway that is likely to limit global warming {o below 2°C.
The IPCC’'s RCPA.5 scenario represents a high emissions scenario where warming may exceed 4°C,

Physical climaie risks assessed:
bl River flood, lii} Coastal floed, [i] Flash flood. {ivl Windstarm, [v] Hail, Ivi] Lightning, {vii} Heat stress

Time frame Scenarios Atmospheric C0;  Temperature rise™ Sea level rise* River ftood Coastal flood
modelling maodelling
sources sources

2020 te 2030 Current cumate 410 ppm 1.1°C 0.20m Munich Re Willis Towers

Nathan based on  Watson
JBA flood maps proprietary

coastal Hood

exposure model
Post-2050 RCP2.61(2°C) 450 ppm 1.6°C > 1.55m Munich Re Munich Re
climate hazard climate hazard
conditioned based sea level rise data
JBA flood maps & combined with
Coupled Model storm surge
DU o . Intercomparison

Project Phase §

RCP8.5 (4°C] - 1,000 ppm 43°C > 0.78m

* Valves in comparison to pre-industrial limes.

Transition risk scenarios and parameters

The Paris Consistent [2°C| scenario is based on the Paris Agreement commitments of over 190 couniries ko limit global warming to well
below 2°C.

The Net Zero World [1.5°C) scenario assumes more ambitious targets that would enable globat net zero by 2050

Time frame  Scenarios IPCC scenarios IEA scenarios  NGFS Temperature 2030 UK price  Globat
scenarios rise by of carbon net zero
2081-2100 achieved by:
2020102030  Net Zero Orderly SSPi-1.9 NEZ2050 Net Zero <15°C $155to0 2050
Werld (1.5°C) 2050 $454
scenario Disorderty Civergent $225t0
: $418
Paris Orderly SSP1-2.6 Sustainable  Below 2°C < 2°C $54 to §97 2070
Consistent Development
12°Cl scenaric  [isarderly Scenario Delayed $0ta $27
Transition
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Defining a ‘'material’ risk or opportunity:
British Land defines a ‘material risk or opportunily in line with the likelihood-impact thresholds of aur risk management policy. Risks are
evaluated by the combination of their Potential Impact {financial and reputaticnall and their Likelihood.

Financial impact Likelihood thresholds [chance of occurrence  Reputational Impact threshotds

thresholds [£] in a given year]

Low [non-significantl  Less than £10m Low 0-33% Low Limited reputational impact

Medium £10m to £100m Medium  33-66% Medium  Significant temporary or limited
sustained impact

High Greater than £100m  High Greater than 66% High Significant sustained impact

Risk guantification to determine materiality:

To determine rateriality. Willis Towers Watson supported British Land in undertaking quantitative physical and transition scenario
analyses. This process reviewed Lhe potential impact of over 20 physical and transition-related issues, and the assessment included
input from key business areas acress British Land. The most material issues identified by the analyses are shown below. with these *
issues detailed in the next section:

Risks Opportunities

Material issues Flood risk vulnerability Customer demand for sustainable space results ina
‘green premium’ .

Increasing price of carbon ofisets

Cost of complying with minimum EPC sjandards

Continue to menitor Customear demand for sustainable spaceresults ina Premium pricing for suslainable buildings lyield
‘brown discount’ 1o rents ai less sustainable assets. comprassion]
Tenant business madel impacted by transition Lower cost of capital

Increased cest of raw materials

Increased cost of capital

The following section considers the impact of climate related risks and opportunities - identified
through scenario analyses — on our business, strategy and financial planning over the short, medium
and long term. It also considers the resilience of our strategy to these risks and opportunities, and seeks
to quantify impacts where possible.

Climate related risks

Short term risks {< 12 manths)

Risk/type and Primary risk driver Likelihood Potential annual Explanation
impact financial impact
Risk #1 Losses from Low to Mean toss: We have campleted a climate risk madelling analysis
Flood risk assets located in - Medium for current and future climate conditions for the current
vulnerability of  high flood risk Less than £1m portfolio using the assets’ lotal insured vatue, This process
assets (current  zones, primarity Losses ina simulated many thousands of events. Losses are modelled
climate) the cost Lo repair representative bad year: to arrive al a loss perspective for low likelihood events for
A assets and the £15m-20m a ‘bad’ year. The representative ‘bad'. year refers 1o a 1/100
P cest of business annual likelihoad across the simulations and the modelled
. interruption, losses also consider current flood defences. These
Hg reflected in modelled losses were pro-rated by BL ownership share.
increased Under currant market condttions, these losses are
/_Tp insurance costs “insured aganst.

As histerical context, in 2007 two flood events in our
pertfolio resulted in linsured} losses of circa £25m. At

one of these sites [which accounted for the majarity of the
loss). we subsequently instzllad Hload defences. In 2011,
we began commussioning periodic flood risk assessments
across the porticlio and issued flosd management plans to
sites at high risk. Since 2007, our insured} actual annual
mean loss is below this madelled value af E1m.

52 British Lang Annual Report and Accounts 2022




Long term rigks (5-10 years}
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Rishk/type and Primary risk driver  Likelihood  Potential annuai Explanation
impact financial impact
Risk #2 Net zero High £0.75m for every British Land has commiitied to offsetting the embaodied
Inereasing price  commitments by 108% increase in carbon of its new developments and major refurbishments
of carbon offsets  globat corporates the price of carbon  that complete between 2020-2030. This volume is estimated
e lead to increased to be at least 360,000 tCO4e from developments.
|a‘ demand for This estimated financial impact of £0.75m reflects the
carbpn cffset . annualised additional cost of ofiset credits if the credit
EB Freq|ts, resulting price rises by 100% from our current anticipated price
in higher and/or |£20 per tonne).
T vollaule credit N o
bt d prices, To mitigate this risk we are currently exploring options
to pre-purchase carbon credits to offset embodied carbon
related o gur pipeline of developments to 2039. In addition
our internal carbon levy would cover a carbon price increase
of up to E40 per tonne,
Risk #3 Cost of upgrading High £312.5m Quantified by net zero audils undertaken at major office and

Cost of complying
with minimum

assets to comply
with the UK's,

EPC standards proposed
(IMEES  regulatory IMEES]
compliance)” ~ reguirement that

properties held a
minimum ‘B’
rating by 2030.

@,
|
s

retail assets and EFC scenario modelling undertaken agross
managed assets, these assessmenis suggest thal the retrofit
cost far standing assets will be in the regicen of £100m ever the
coming eight years, annualised at £12.9m_This value excludes
assets due to be redeveloped through cur near and medium-
term development pipeline.

A significant progortion of this investment will be recovered
through the service charge as we work with our customers
ta achieve our shared climate goals. We would also expact to
derive energy efficiency benelits, and therefore cost savings,
as a result of these actions.

Long term risks (post-2050)

Risk/type and Primary risk driver Likelihood Potential annual Explanation

impact financial impact

Risk #4 Lossas from Low to Mean less: Willis Towers Watson undertook 2 climate risk modelling
Flood risk assets located in - Medium Less than £1.5m analysis {simulating many thausands of events) for current

vulnerability high floed risk . ’ and tuture climate conditions for the eurrent portfolio using
(future climates] zones, primarily Losses ina the assets’ total insured value. Their modelling approach far
F the cost Lo repair representative the flood rigk in fulure climates is the same as described in
- assels and the bad year: Rigk #1 for the current climate, with losses pro-rated by BL

cosl of business
interruption,
reflected in
increased
insurance costs.

£20m to £30m

ownership share.

For the ‘represeniative bad year’, lower banding reflects
tosses in the two degree [RCP2.6) scenario, and the upper
banding reflects tosses in the four degree {RCP8.5| scenario,
These modelled losses were pro-rated by BL ownership
share. Under current market conditions these losses are
insured againsi, and woultd not be suffered by the Group
under normal circumstances, though we recognize that

in the long term specific assets could face costincreases

or defficulty obtaining insurance.

Climate risk and oppartunity category

Financial impact category

&
o Physical risk - acute

% Inceme Statement

e Transitian risk - regulatery

¥4~ Balance Sheet

/
Iw Transilien risk or oppartunity - market

British Land Annual Report and Accounts 2022 53



TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD] continued

Climate-related opportunities
Shert term oppartunity {within 12 months)

Opportunity/type and impact Prirmary driver

The British Land Company PLC 00621920

Likelihood Potential annual  Explanation

financial impact

Opportunity #1
Increasing customer demand of our customers have
for green, low-carkon buildings  announced net zero
results in a rental premium and commitments. As our
faster rates of letting portiolio transitions
te nel zero, the maost

—h

1Al efficient, highly rated
green buildings may

EE let quicker and at

a premium to

A-I-,. market rents.
-wlw

Anincreasing number Medium | €7m

A recent Knight Frank siudy indicated
that there is a » 10% remtal premium for
BREEAM Quistanding space above prime
Central London office rents.

This enhanced financial impact estimates
BL's share of the increased rental income
i 20% of our Offices [by ERV| transition to
BREEAM Qutstanding.

The portiolio’s environmental credentials will
be further strengthened as we deliver against
our 2038 ambitions (s enhance the partfalic’s
energy and carben performance.

Impact of climate related risks and opportunities on business strategy and financial planning
Physical climate risks [Risks 1.4] are managed through our key policies on development, cperations and acquisitions. Transition risks and
oppertunities [Risks 2-3, Opp 1} are managed through the delivery of our Pathway ta Net Zero', which affects all aspects of aur business

14), and this includes:

Impact on business strategy

.with key targets.noted in the Metrics section below. This work contributes directly to cur corporate sirategy's four key pricrities (see page

Contributes toward
strategy priorities:

Impact on financial planning

Upgrading the standing portfolie Ipreducts & services,
operations|:

By 2030. our targei is to improve our managed portfolic's
whole building energy intensity by 25% and carbon intensity
by 75%. We have underizken deiailed net zero carbon audits
- covering $0% of (andlord-procured energy - across 29

of our major oflice and ret3il assels. These net zero audits
incerporate the EPC impact of the energy saving oppartunities
identified. and we have additionally undertaken EPC
modelling across our managed assels. The mast impactful
interventions identified by these assessments are being
factored into each asset’s business plan, to ensure the timing
of implementation aligns with lease breaks and lang term
assel replacement schedules. Progress againsi these
operational targets is reviewed quarterly and the delivery

of these energy and carbon targels is propased as a metric
for the next Executive LTIP ag well as £xCo compensation.

To manage physical risk, British Land periodically
commissions a third party screening of the standing
portfolic and, where high risk assets exist, seeks lo put a
floed risk management plan in place. Currently only 3% of
assels |by insured vatue| are exposed to high risk of flasd.

The cost of the net zero transition and EPC @ Realising
upgrades [Risk 3] is incorporated into assel  ihg potential of
level business plans. Qur budgeting and our Campuses
medivm term forecasting includes the

initiatives ideniified by the net zero audits

and we agree these asset level plans and

objectives with our joint veniure pariners.

As pari of development decisiens, our
Invesiment Committee includes consideration
of the envirpnmental impacts of different
scheme designs.

1 Qur Pathway to Net Zero. aur transition plan, is available online al brilishland com/net-zero-carbon
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Key workstream

fmpact on financral planning

The British Land Company PLC 00621720

Cantributes toward
siralegy priorities:

Developing sustainable buildings Ipreducts and services,
revenues, access to capitall:

Threugh our Sustainability Brief for Cevelopments and
Operations' - we sel stretching sustainability targets for
our major developments and refurbishments. This includes
our use of the NABERS UK scheme Lo design buildings with
best-in-class operational efficiency. The energy intensity of
our development at 1 Broadgate is lorecasted to reduce lo
one-sixth of the previous building’s intensity, and these ESG
credentials contributed to the successful letting of this
development four years ahead of compleuen. This example
demonstrates that our ability to deliver mare sustainable
space is a strong compelitive advantage which we are
actively leveraging (Jpportunity #1).

To manage physical risk, our Sustainability Brief inctudes
several climate resilience reguirements, including the
completion af a Flood Risk Assessment and consideration
of incarporating suslainabte drainage through design.

Our BREEAM and EPC standards for new
developments alsc support our management
of cost of capital and EPC compliance, with
new office developments targeting BREEAM
Outstanding and EPC A. Our portfolio of green
buildings is reviewed reqularly by our Treasury
team when considering options to issue green
debt and to establish ESG-linked revelving
credit facilities. The sustainabilily credentials
of 100 Liverpaol Street, which was BREEAM
Outstanding and our first net zero
development enabled our Broadgate joint
venture to raise a five year green ioan facility

(O Reatising the
poteantial of
our Campuses

@ Progressing
value accretive
development

O Targeting the
opportunities in
Retail & Fulfilment

QO Active capital
recycling

secured by the value of this property. We
expect further, simitar opportunities to

emerge in the future.

Internal price of carbon (value chain, capital expendituresl:
To heighten locus on "developing susiainable buildings”
and“upgrading the standing portfolio’, in 2020, British Land
intreduced an internal levy of £460/tonne on embodied
carbon in new developments, In addition to incenlivising

our development teams and construction supply chain to
minimise embodied emissions. this levy is used to (i} offset a
development's residual embadied emissions and liil pravide
ring fenced funding to finance energy efficiency projects
across the standing pertfolic.

This price of offsels is factored into
development budgets and appraisals and

the funds generated by the levy [nat of offset
costs) are available for capital expenditures
that support our transition to net zero. Dur
Transition Vehicle Committee, chaired by the
Chief Operating Officer, reviews the price level

annually.

(O Realising the
potential of
our Campuses

O Progressing
value accretive
development

The curreat balance of the Transition Vehicle
is provided in the Sustainability Accaunts
found at britishland.com/data.

ESG criteria assessed as part of acquisitions:

As part of our strategic priority "Active capital recycling’, ESG
criteria are integrated into our due diligence procedura for
new acquisitions, including the asset’s flood risk exposure
and current EPC rating.

in the context of this due diligence, British
Land weould only buy low-rated assets with a
view toward future redevelopment inta high
quality, sustainable space. To manage specific
risks like flood, where necessary formal Flood
Risk Assessments are funded as part of the

acquisition’s due diligence.

Q Progressing
value accretive
development

O Targeting the
opportunilies in
Retail & Fulfilment

O active capital
recycling

Resilience ta 2020-2030 scenarios
Physical risk.

nthe currant climale, based en an
assessment of physical hazard expesure
by Willis Towers Watsen, our portfolio’s
exposure 10 high flood risk is limited to
3% of properties [by insured value!.

We consider resilience to long terem flood
risk through the requirements of the
‘Climate Resilience” section of our
Sustainability Brief for Developments
and Dperations.

Transition risk:
Through our Pathway to Net Zero and our

2039 environmental targets we have a clear

plan to improve the energy efficiency of our
portiolic which will result in the upgrading
of EPCs in line with the proposed

2030 MEES threshold. Qur internal carbon
levy coupled with our Transition Vehicle
provides the company with a formal price
of carbon and introduces @ governance
structure which supports our focus on
seeking high quality ofiset credils while
managing cost risk.

Transition opportunilies:

Our development pipeline’s use of NABERS

energy star ratings and the upgrading of
existing assels as part of our Pathway to
Net Zero will support British Land’s ability
10 generate higher rents, as occupiers

are prepared o pay a premium for more

sustainable space. Qur assels’ sustainabilily

credentials will be turther evidenced

by the farecast BREEAM ratings of our
development pipeline and our programme
for vpgrading the ratings of our standing

portfolie - driven in part by our Sustainable
Finance Framework.

Resilience to post-2050 scenarios
Physical risk:

In the two post-2050 scenarios assessed,
only flood risk was assessed as ‘'material’.

In the two degree scenario [RCP2.41, 3%
of our properiies [by insured value) are
exposed [0 high flood risk.

In the four degree scenario (RCP8.5),

the high emissions scenario where no
additional action is taken to protect assels
or 1.ondon, exposure to high flecd risk could
be up to 15% of insured value,

We consider resilience te long term flood
risk through the requirements of the
‘Climate Resilience’ sectian of our
Sustainability Brief.

1. Our Sustainability Brief far Oevelopments and Qperations is available enline and can be found at brilishland‘comeuslainabiLity-BriEP
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“Our risk register tracks: o

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

Risk management

We have a rigorous process
for identifying and assessing
climate-related risks.

Our risk mapping process allows us to
determing the relalive significance of

principal risks. As part of the ‘Envirenmentat

Sustainability’ principal risk category,
climate change is monitored by the Risk
Committee, chaired by our CFO, with
reporting {o the Audit Committee and
ullimately the Board. For specialist
analysis, British Land engages expert
advisors notably Willis Towers Watson
who undertook the quantitative scenarie
analyses. We determine the materiality of
patential risks lincluding climate-reiated
risks) using the corporate risk thresholds
noted on page 52.

i. Description af the risk lidentification)
iil. Impact-likelihood rating levaluaiion
enabling prioritisation)

Mitigants [mitigation|

iv. Risk pwner [monitoring)

As part of cur operational process,

we maintain asset plans which include
provisiens for rdentifying climate-related
risks and opportunities, such as flaad risk
assessments and audils 1o identily energy
saving gpportunities. Our sustainability
checklist for acquisitions sets out our
environmental criteria for acquiring a new
property, including energy efficiency and

flood risk categories, Qur Sustainability
Brief for Developments and Operations
sets out our erwironmental criteria for new
constructions ang renovations, including
requirements for energy efficiency. flood
risk, materials choice and embodied
tarbon reductions.

The Sustainability Committee -

composed of senior managers from
across the business - maets quarterly.
This commiltee, chaired by the Chief
Operating Officer, is 2 key [orum for
discussing climate-related risks and
opportunities at the operational tevel

and ensures we remain on track to

deliver against our long term sustainability
objectives. Additionally, for energy and
emissions savings opportunities identified
at asset level, staff can directly submit an
internal application for funding from the
Transition Vehicle, which funds our standing
portfolio’s low-carbon transition through

" ahinternal [Bvy gn the embodied carbon

in our developments.

We have well established
processes for managing
climate-related risks.

Qur process for mitigating, accepting
and controlling principal risks, including
climate-related risks, is set gul on
pages 84-36 of this Report. We prioritise
principal risks through our corporate
risk register and risk heal map.

The impaci-liketihood rating, which is
evaluated during risk identification, is our
primary metric for prioritising risks. As a
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principal risk category, climate change risks
are logged in our corporate risk register
with key changes reviewed quarterly by

the Risk Cammittee, which camprises

the Executive Committee and senicr
management. The Board is ultimately
responsible for and determines the nature
and extent of principal risks it is willing

to take to achieve iis strategic objectives

Our processes for identifying,
assessing, and managing climate--
related risks are integrated into
the organisation’s overall

risk management.

_ Climate-related risks are identified

and assessed using our corporate fisk
management framework, set out on

pages 84-96 of this Repart. We consider
climate change within our ‘Environmentat
Sustainability’ risk, which was added as a
standalone principal risk last year Lo reflect
its significance to both our business and
our customers.

Also, the external aspects of climate-
related risks are incorporated within our
‘Major Event/Business Disruption’ and
‘Political, Legal and Requlatery principal
risks. We define principal risks as those

 with a substantive linancial or strategic

impact on the business, medium/high
likelihood of oceurrence and medium/high
petentiat impact on our performance. Cur
integrated approach combines a top-down
strategic view with a complementary
bottom-up operational process.
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Metrics and targets
Please see our Suslainability Accounts' for British Land's full set of climale and energy performance reporting and SASS metrics.

(a) Our metrics to assess climate-related risks and opportunities in line with our strategy and risk
management process.
Climate-related risks {KRIs)

022 021 2020
Policy and legal? Risk #3 EPCs rated A [by ERV] - 2 2 25
EPCs rated B lby ERV] 3
' EPCs rated C (by ERV] 34
EPCs rated D {by ERV] 20 Al 70
EPCsrated E Iby ERV 7
EPCs rated F [by ERV] 1 5 5
EPCs rated G [by ERV] 2
Extreme weather Risks #1 Percentage of portiolio located in 100-year flood zones
and #4 (% by total insured valugl 3% nr nr
High flood risk assets with flood management plans (% by valuel 9% 99% 100%
2. 2020 and 2021 by floar area and not ERV.
- Climate-related opportunities (targets and KPls] - : . ' - i
- w22 2021 2020
Resource Risk #2 50% improvement in embodied carbon intensity of majar office
efficiency developments cornpleted from April 2020 (kg CO,e per sgm) 432 407 -
Opportunity  75% improvement in whole building carbon intensity of the managed
1 portiolio hy 2030 vs 2019 |Offices] 37% 41% 23%
29% improvernent in whole building energy intensity of the managed
portfolio by 2030 vs 2019 {Offices) 28% 31% 16%
Energy sources Opportunity  Electricity purchased from renewable sources %) 93% 98% 96%
#1 On site renewable energy generation {MWhl LI 1,907 1,743
Products and Opportunity  Portlolio with green building ratings |% by floor areal 4d% 27% 24%
services #1 Developments on track for BREEAM Exeellent or higher (% by floor
area, excludes residentiat] 97% 7% B81%
Percentage of gross rental income from BREEAM certified assels .
[managed portlotic 4% 53% nr
Risk #2 Internal price of carbon [€ per tonne) £60 £40 n/a
3. 2021 figure includes Retail and Residential developments.
(b) Our Scope 1, Scope 2, and (c) Our targets used to Compliance statement
Scope 3 greenhouse gas (GIHGQ) manage climate-related B _
emissions, and the related risks.  risks and opportunities and British Land conlirms that:
Cur greenhouse gas emissions and performance against targets. i. we pelieve our climate related financial
associated energy consumphion data is Our full set of sustainability Largets are disclosures for the year ended 31 March
available in the Streamlined Energy and detailed in the Sustainability Accounts 2022 2022 are consistent with the Task Force
Carbon Reparting (SECRI section of this found at britishland.com/sustzinability- on Climate-related Financial Disclosures
Report pages 58-59. reporting. Qur headline net zero targets are ["TCFD"] Recornmendations and
listed in the Opportunities table above under Recommended Disclosures |as defined
‘Resource Efficrency’. and our net zero- in Appendix 1 of the Financial Conduct
aligned science-hasad targets are Authority Listing Rules],
reported on page 44, ii. our annual disclasure is contained
in the pages above, please see our
Sustainability Accounts 2022 for
more delailed data disclosures and
our website for the sustainability
policies referenced,

iil. we believe that the detail of these
climate refated financial disclosures is
conveyed in a decision-useful format

1. Our Sustainability Accounls are available online and can be found at britishiand.com/sustainability-reporting 1¢ the users of this reporl.
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STREAMLINED ENERGY AND CARBON REPORTING [SECR)
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Greenhouse gas reporting

2022 in review

Canlext RE10G and precuring cenewable energy

Covid-19 has significantly aflected our pertfolio energy and carben  British Land has been 3 signatory ta RE100 since 2016, which

performance, with 37% and 28% reductions in carbon and energy  commits us to procuring 100% renewabte power.
intensity versus our 2019 baseline [Offices). These reductions
primarily retlect the impact of the pandemic and related
gavernment restrictions,though we have delivered intiatives
over the last year, notably at Exchange House (page 41).

This year, 90% of landtord procured energy was from renewable
sources. While our propartion of renewable gas rose to 85% this
year, renewable power dropped to 93%. This reduced from last
year primarily due to the impact of unboarding new assets where

it may take tirme to transfer these assels onlo 3 renewable tarifl.

Funding the low-carbon transition QOperatignal parformance

Qur innovalive internal carbon-lewy, appliéd to the embodied carbon  British Land continues 1o operate its energy management
of our commitied developments, and our £5m annual iloat cantinue  system, which includes formal IS0 50007 sccreditation at

to generate funding for our transition te net zero [currently £15.4m). commercial offices.

This year the transition vehicle funded & chiller replacement at the  Over the past two years, we completed detailed net zerc audils
London office Broadwaik House. The new chiller is expecied ta be  at 29 assets including the creation of CRREM pathways for each |

twice as efiicient and offer improved control capabilities compared  assel. Additionally, we conducied energy efficiency reviews at

to the previous one. The vehicle has forward funded this project, mere than 10 additional assets.
which will be repaid thraugh the service charge. To date. the
Transition Vehicle has approved funding for three energy efficiency
projecis expected ta save 1.2m kWh and £0.2m annually. Follawing
our recent pragramme of net zero and energy efficiency audits, we
expeci o accelerale project funding frem 2022/23 as we imptement
the recommendations of these audits.

of the previous building's.

Through our development pipeling, we are designing a path
10 best practice operational efficiency, with our 1 Broadgate
development on track to reduce energy intensity to gne-sixth

Absolute emissians Scope 1 and 2: Greenhouse gas emissions — intensity

Year ended 31 March 022 2021 2020
Offices tCOze per sqm .o 0.047 0.087
Shopping centres* tCOze per common

paris sqm 6.030 0.02% 0.031
Retail parks* LCO;e per car

park space 0.029 0032 0.040
Shopping villages To be reparted in future years
Retail, high strest To be reparted in future years ~
Tatal portfolio tC0;e per gross
intensity rental income [Em) 37,14 34,03 38.05

Location-based methedology

*C i parts only.
Market-based methodelogy ommon ¥
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Scope | and 2 emissions and associated energy use

The British Land Company PLEC 00621920

Tonaes COze Mwh

Year ending 31 March 2022 262 2020 2022 20 2020
Scope 1 [fuel combustion): &,209 6.252 5327 34,582 33759 3078
Scope 1 |refrigerant loss): T4é 411 418 - - -
Scope 2 [purchased eleciricity): Location-based 12,685 12,435 15373 60,311 95778 42950

Market-based 1,423 839 469 - - -
Total Scope 1 and 2 emissions and associated energyuse  Location-based 19,438 19.098 22318 94,893 89537 93,465

Market-based 2,961 2,121 1615 - - -
Proportion of Scope 1and 2 emissions assured by anindependent third party  100%  100%  100% 100% 100%  100%
Proportion that is UK-based 100%  100% 100% 100% 100% 109%
Scope J emissions

Tonnes COxe

Year ending 31 March 2022 200 2020
Purchased goods and services 15,762 15,834 nr
Capital goods 20,565 28,180 17,505
Fuel and energy related activities [upstream) 5.864 4,186 4873
Waste generated in operations 24) 126 KB}
.Business travel -z- - - c—on o —ao 41 1.4 200
Employee cornmuting 248 418 104
Downskream leased assels Location-based 113,691 81.369 138,162
Praportion of Scope 3 emissions assured by a third parly 100% 100% 100%
Tatal Scope 1-3 emissions Location-based 176,053 149212 183513

Accounting treatment of biogas

To reilect our procurement of renewable gas. we reporl a Scope 1 Imarket-based) figure to reflect the lifecycle benafits of bingas.

In this market-based calculation, we use the UK Government's biogas factor which includes CH, and N,D emissions but zero-rates CO;,
emissions due to COz absorption that occurs during the growth of biogas feedstock. Hawever, as noted below, bioenergy feedstocks do
produce CO; emissions during combustion, so the ‘combustion emissions’ are pravided below lor full transparency.

UK factor 2012 1atal
Biggas [kg CO:e per kwh) {tannes COre)
Net emissions [excl CO;l 0.00022 7
Combustion emissians lincl CQy) 0.19902 6,499

Our methodology

- We have reported on all emissicn sources required under the Cornparies Act 2005 |Strategic Report and Directors’ Reports)
Regulations 2013 ang the Companies {Directors’ Report) and Limitad Liability Partnerships [Energy and Carbon Report] Regulations
2018 ['the 2018 Regulations'l. These sources fatl within aur consclidated financial statements and relate to head office activities and
centrolled emissions from our managed portfolio. Scope 1 and 2 emissions cover 4% of cur multi-let managed portfolio by value.
We have used purchased energy consumption data. the GHG Protocol Corparate Accounting and Reporting Standard [revised edition)
and emission factors from the UK Government's GHG Conversion Factors for Cernpany Reporting 2021.

- Omissions and estimations: For landlord procured utilities, where asset energy and water data was partially unavailable, we used data
from adjacent periods to estimate data for missing periods. In 2021/22, this accounts for 5.6% of total reported energy consumption
and 6.8% of total reporied water consumption. For the calculation of Scepe 3 value chain emussions, please see the full methodology
in the reporting criteria of our Sustainability Accounts 2022,

- Gross Rentat income |GRI| from the managed portfalio comprises Group GRI of £345m {2021: £382m], plus 100% of the GRI generated
by joint ventures and fynds of £314m [2021: £299m), less GRI generated assets ouiside the managed portielio of £50m 12021: £117ml.

- For full Scope 3 greenhause gas reporting, see the British Land Sustainability Accounts 2022 at britishiand com/sustainability-reporting
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NON-FINANCIAL REPORTING DISCLOSURE

Non-financial reporting disclosure
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Mgn-Binancial area/Description Risk
o business model areas’ Pdlicies Purpase and scope {peralion and outcome
Financial Crime H Anti-Sriberyand - Delails 1he expected conduct of all These robust poticies around hinancial crime
Campliance Carruption British Land staff with respect to comptiance reflect our zero-tolerance approach to
We operate a zero- Policy relationships with suppliers, agents, such activity both in and around the business: they have
tolerance appreach o public otficiats and charitable and been drafted to provide for edutation and manitoring
bribery, corrugtion and political organisalions in addition to deterrence and preventian. The policies
fraud. More information - Outtines staff responsibilities regarding are accessible by all emplayees via the intranel and
is available in the Audit the reporting of any breaches and rnandatory training is required for all staft in relation
Commitiee repart delaits consequences of breaches to them. Our whistleblowing service can be accessed
on pages 120-125. for stalf and the Broup as a whole Yy all employees sheuld they prefer to raise a concern
- Provides for staff training and anc_mymously insiead af Mlh l_heir ling manager. This is
communicalion areund the policy an mdepender!t‘and cunhden?aal Ielephon_eAsemce and
a5 well as moniloring and review web portat. British Land carries out dve diligence on
by management cownierparties ko comply wilh legislation on money
laundering and ta enable it to consider how a
Anti-Fraud ~ Provides for fraud grevention training transaction with the counterparty may reflect
Paticy for alt British Land staff and requires on British Land's reputation.

stall participation in any fraud risk
assessments undertaken by the
Group where relevant
Cutlines-protocol for sthe reperting
of suspected fraud wilh reference to
the Group’'s Whistleblowing Policy

Whistleblowing
Policy

Provides comact details for the Group’s.
third-party whistleblowing service
Outlines the types of concerns

that can be reporlad te the
whistleblowing service

Details safeguarding measures in place
for staff and cuilines how the Group wilt
respond in cases of whistlgblowing

Anti-Maoney
Laundering
Policy

Lists ‘red flags’ detaiting the kind of
suspicious aclivity Lhal may indicate
an atteémpt 1o launder money
Delails monitoring and review
procedures under the policy

The General Counsel and Company Secrelary has overall
responsibility for alf leur policies, These policies are
regulariy reviewed and approved by the Avdit Commiittee
and any matters raised under these palicies are subject o
extansive igaticn by the Company. Regular up

are provided to the Audit Commitiee regarding fraud and
whistieblowing matters,

Environmental
Matters

Dur long ferm
cammitment (o
susiainability and
minimising gur
enviranmentat

impack is one of British
Land's key differentiators.
As occupiers focus on
rminimising their carbon
feotprint, our ahility ta
deliver more sustainable
space is a key advanlage.
See pages 22-23 and
pages 28-59

4,68 Sustainability
Policy

Provides for sustzinable decisions (o
be our “business as wswal” approach
Outlines our 2030 Sustainability
Steaiegy: our goal of making our whale
partfolio net zero carbon as well as
growing social value and wellbeing in
the cormnmunilies in which we cperate

Suslamnability
Brief

Aligns with our 2030 Suslainability
Strategy

Gives elfec! to our Sustainability Policy
Sets oul our sustainability ambitions and
the KPls and standards required to
achieve them

Our Sustainability Policy and Briel were
comprehensively updated in 2020. Our averall
commitment is 1o take decisions which are
environmentally and sociaily intelligent and make
seund financial sense. Our internal carbon tevy of

€640 per tonne of embodied carban in developmenls 1s
revigwed annually o ensure that enviroamendal impact
of aur develcpments is costed into their budgets. We
pariicipate in key ESG mdices to demonstrate our
progress and we publish sacial and environmentat
perlormance data annually.

Our Head of Developments and Mead of Broadgate have
overall respensibility for our Sustainability Briel, and our
Chie! Operating Qfficer has everall responsibitity for our
Sustainability Palicy.
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Man-financisl area/Bescriplicn Risk
of business maodel areas' Paoticies Purpose and scope Operation and outcome
Social Matters 4689  Sustainability  Seeabove A commitment ta geod social practices has long been
British Land has long Policy high on gur agenda, and we place greal impertance
recugqised that a Sustainability See above on the way we wt_;rk with commun’qiesz suppliers: and
commitment to good Brie! partners. We believe that communication is keyin
satial practices is essential ensuring we meet our social obligations, and by listening
1o the way we operake; as Lacal Charter - Oullines five key focus areas where we are to the needs and concerns of our staff and communities
occupiers increasingly active in logal communities: conneclion we are better able lo provide an enviranment that is safe,
consider the contribulion with local communities: supporting inclusive and welcoming. The impact of Covid- 19 has
they make to society. our educatienal initiatives for local people; increased our focus on supporting mental wellbeing
ability to support them is an supporting local training and jobs: which is effected through regular autreach and
advantage. See page 42-43. supparting local businesses; and engagement with communities. occupiers and stalf.
contributing to lacal people’s Our Chiel Operating Officer has averali responsibitity for
wellbeing and enjoyment our Local Charter: our Head of Procurement has averal!
Supplier Code - Cuilines standards required ot our responstbility for our Supplier Code of Conduct; and our
of Conduct suppliers in a number of areas, including Head of Developments has overall responsibility for our
but not limited i0: health and safety; Health and Salety Policy. Al health and safety reports are
working hours; responsible seurcing; provided to the Risk Commitiee. These executives report
community engagement: and to the CSR Committee for their area of responsibitity.
environmental impact
- Details our zero tolerance approach ta:
child labour; forced labour; discrimination;
and bribery. Iraud and corruption
- Provides for monitoring, carrective
actien and reparting under the policy.
Work practice audits are carried out an -
ourhigh risk supptiers
Health and — Details how British Land witl meet the
Safety Palicy requiraments of the Health and Salelty
at Work Act 1974
- Provides for necessary training
around display screen equipment
and manual handling
- Quilines how health and safety matters are
managed for staff, colleagues, service
providers and athers allected by the
Company's undertakings
Employees 9 Employee - Sels eul munimum standards required of British Land ramains deeply commitied o creating
British Land requires our Code of all employees in all their dealings in and an envirenmeni of fairness, inclusion and respeci. Qur
employees 10 act in ways Conduct on behalf of the Group corparale values underpin our commitment to equality,
that promate fairness, - Gives elfect to our core values of Bring diversity znd integrily. We recognise that aur workforce
inclusion and respect Your Whole Self, Build for the Future, needs 1o reflect the communities we serve in order (o
in their dealings with* Listen and Understand and Be create spaces that are welcaiming to all, and aur working
¢olleagues, custamers, Smarter Together praciices and employment policies reftect the importance
suppliers and - Comprises 3 number of separate of secial harmony in everything we do_. This year we.
business partners. policies including but nat lenited to: updated our mardatory diversity and inclusion training
our Equal Opportunities Policy, our far all slal! and have provided sessions on anti-racism
Disabled Workers Palicy; eur Gender _and al_lyshn_p as well as supparting aur |chuswe networks
Identity and Transgender Policy: and in 'theur aclivilies celebrating diversity - including .
our Bereavement, Compassianate Prlde Month, Black History Manih, Earth Da'y. Mational
and Emergency Leave Policy Single Parent Daly'and International Women's Day. Our
emptayment policies are made availabie to colleagues
on the intranet and are revigwed annuatly.
The General Counset and Company Secretary has overall
respansibility for aur employment policies.
Human Rights 9.1 Supplier Code  See above British Land operates a zerc iclerance approach to human

British Land recognises the
importance of respecting
hurman rights and has

been a signatory to the

UN Global Campact since
2009. We are committed

to the responsible
management of social,
ethical and erviranmental
issues across our supply
chain. For further
inlarmation about cur
activities in this area, see
our Sustainability Accounts.

of Conduct

Slavery and
Human

Trafficking
Slatement

- Indicates higher risk areas including the
procurement of specitic materials and fair
treatment of workers on construction sites
Quilines strategy for reduction of risk in
our supply chains wilh regard to sodial,
environmental and ethical issues

Qur anti-modern slavery training i1s
mandatory for all directly employed staff

rights infringements by any of cur suppliers, occupiers ar
partners. We carry aut due diligence on ali parties that we
waork with and require gur suppliers ta demanstrate the
same commitment to the preventian of human rights
abuses in their operatians. Qur Slavary and Human
Trafficking Statement can be found on our website and

is reviewed and vpdated annually [britishland com/
meodern-slavery-act].

1. Linkages ta cur Principal risks can be faund on pages 88-96.
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PERFORMANCE REVIEW

Market
backdrop

Macro-economic context

The UK economy responded well (o the
lifting of Covid-1% restrictions, expanding

by 7.4% in the calendar year and by March
was 1.2% above pre-Covid levels. However,
the combination of Covid, Brexit and rising
energy prices has reduced capacity in

the ecocnomy, putting pressure on prices
towards the end of the year. (nflation has
risen faster than expected, up 7% in March
2022 cornpared to up 6.2% the previous
month and in response, interest rates have
been increased. Consumer confidence has
weakened sincethe sEmmerwith toncerns
around rising prices and the prospect of 2
real income squeeze weighing on sentiment
but unemployment has quickly recovered

to pre pandemic {evels at under 4 %. Most
forecasters are still expecting growth for
the 2022 calendar year but with risks to

the downside if the economic impaci of the
war in Ukraine worsens. Given this broader
macro context and with investors concernad
aboul the impact of rising inflation and
interest rates, they are rotating out of bonds
and increasing their allocation to direct real
estate, focused on subseciors with pricing
power and affordable rents.

London office market

The investment market has returned

to strong valumes with conligence
strengthening as the econemny recovers
from the pandemic and employees returned
lo the office. The period under raview saw
more than £17b0 of investment activity
across the City and the West End with
pricing strong reflecting pent up investor
demand and a lack of available stock. Prime
yields currently average 3.5% for the West
End. stable over the year ang 3,75% for

the City, an inwards shift of 25bps.

In the Central London occupational

market, take up remains below its long
term average, bul is recovering well
following very low levels 1ast year. Take

up for the period was 9.5m sq fi for Central
London, more than double the 12 months to
March 2021. Technolegy. Banking & Finance
and Professional Services [most notably
legall were the largest sources of take up.
Oemand is clearly gravilating towards

the very best space, with an emphasis an
sustainability, wellness, shared and flexible
space and excellent transport connections.
Itus part of the markel is achieving
premium prices and vacancy is estimated
at under 4% compared to ¢.8% for the whole
market. In the context of a more uncertain
macro environment with elevated input
prices, il is becoming apparent that more
projecis are being delayed and as a result,
the supply pipeline is tight, with speculative
developments committed and under
construction [to 2024) representing 1.8
years average take up. Reflecting the
strong preference for new and high guality
refurbished space, 32% of develapment
under construction is currently pre-let.

Retail market

Investment aclivity continues to be
dominated by retail parks, which have seen
volurmes of £4.5bn in the period, compared
to £1.7¢n in the 12 months ta March 2021.
Confidence in the sector is strong. reflecking
lower gecupancy casts for relailers and

the important rote retail parks can play in
online fulfitment. In particular, the market
has focused on assets which are small-
to-medium in lot size and offer secure,
sustainable income streams. As a result,
average markel yields have moved in
200bps over the year to 5%. The investment
market for shapping cenires is slowly
improving as investors begin Lo see

value despite continuing weakness in the
occupational market. £1.2bn transacted

in the period compared to £430m last year
and yields shifted out 25bps ta 7.75%%.
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Atter a chatlenging few years reflecting

the structural shift 10 online and impact

af Covid-19 there were signs of a pick up

in activity in retail occupational markets,
Activity has been skewed towards retail
parks which are mare alfordabla and where
footfall and sales are near gre-pandemic
levels, and in some cases ahead. However,
as we move into a more inflaticnary
environment, consumers will be more
focused on value and occupiers will need
to mitigate the impact of higher input costs.
This will focus attention on the affordability
aof retzil space which plays to the retait
park proposition.

Logistics market

In lagistics, investment volumes remained
very high at £18.9bn over the period, the
strongest ever year of investment activity.
Strong occupier demand, underpinned by
struciural trends in e-cammerce has led
to atlractive rental growth which continues
to appeal to long income invastors, In the
pccupational markel, take up in Landen
and the South East was c.8m sq ftand in
London, demand is particularty broad
reflecting the emergence of "quick
commerce” and “dark kitchens”, although
take up is limited by available stock with
vacancy low at around 1.5%. In these
cases, central locations are criticzal to

the occupiers’ husiness models and

are commanding a rental premium as a
resull. Forecast rental growth in Landen
is expected to average over 5% p.a. over
the next five years.
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PERFORMANCE REVIEW continuved

Business
Review

Partfalio valuation

$10,467m

Occupancy*

96.5%

Weighted average lease length to
first break

5.8 yrs

Total property return

11.7%

Lettings/renewals (sq ft] over 1 year

29m

O~ a proportionally consolidaled basis including the
Groug’s share of jointventures

1. Where occupiers have entered CVA ar
adminisiration but are still liable for rates, these
are treated as occupied. | units in administration
are Ireatad as vacant, then the sccupancy rate
would reduce from 96.5% to 95.6%.

Portfolio performance

The British Land Campany PLC 00621520

Tatal property

Yatuation

i ERY Yield shift return
At 31 March 2022 £m % * bps W
Campuses 4,947 5.4 0.0 {11 8.5
Central London 6,460 £.6 (0.1 (1 7.7

Canada Water &
other Campuses 430 2.9 b.4 +1 17.0
Retait & Fullilment 3,500 ¢9 2.8 {97t 19.1
Retail Parks 2114 20.7 [2.00 i151) 314
Shapping Cenlres 800 (6.1} 19.21 +3 14
Urban Logistics 319 0.0 43 {75 8.3
Total 10,467 6.8 11.2) 142) 1.7

See supplemenitary tables for delaited breakdown,

The value of the portfolio was up 6.8%
driven by an exceplignally strong year
for Retail Parks and a good performance
across our Campuses,

Retail Parks delivered a valuation uplift
of 20.7% driven by yield compression of
151bps reflecting a strong investment
rnarkat and improving occupational
market given their relative affordability
and compatibility with online retail. This
fully offset an ERV decline of 2.0% which
was weighied towards the first half.
Shopping Centres alsa saw sarne mild yield
compression in the second hall, reversing
the previous trend and there are signs that
rents are stabilising with the rate of ERV
decline moderating in the second half:
overall shopping centres were down 6.1%
in value. Urban Logistics was ftat on the
year with strang yield contraction and
ERV growth ol 6.3% oftsetting purchasers’
costs which drove 3 negative mevement
in the first hall; excluding the impact

of purchasers’ costs, the value of the
Urban Lagistics portfolio was up 5.4%.
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Campus valuations were up 9.4% with

our Wes! End and City portfolios delivering
uplitis of 4.9% and 4.7% respectivety. These
performances were driven by our leasing
activity, in particular the Meta lelting

at Regent’s Place and progress-on aur

1 Broadgate development which is now
fully let or under option on the office space.
Baoth portfolios benefitied from some mild
yield compressian with investrment markets
strengthening post pandemic. Campus
developments were up £20tm, [+11.7%]
including & very strong performance at
Canada Water of 18.3% retlacting the new
jointventure agreed with AustralianSuper
and progress on Phase 1.

Campus offices autperformed the MSCI
banchmark for Ali Offices and Central
London Offices by 150 bps and 100 bps
respectively on a total returns basis.
Retait autperformed the MSCI All Retait
banchmark on a total returns basis by
510 bps due to our weighting towards
reiail parks, Reflecting the continued
strength of industrials, our portfolio
overalt underperformed the MSCI All
Properly total return index by 790 bps
over the year.
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Capatal activiy
Retail &

Campuses Fulfilment Total
From 1 Aprii 2021 £m Em £m
Purchases 102 645 747
Sales' 11,0631 {117] 11,1809
Develapment Spend 205 3 208
Capital Spend 28 10 38
Net Investment 1728) 541 {187)
Gross Capital Activity 1,398 775 2,173

On a proporiionally consclidated basis including the Group's share of joint ventures

1. ncludes 75% sale of majority of assets in Paddington Central for £494m which exchanged post year end and St Anne’s (£6m} which exchanged prior ta 1 April 2023,

The total gross value of our investment
activity since 1 April 2021 was £2,173m.

The scale af aur activity reflects our strategic
priority ta more actively recycle capital and
this has been achieved with £31,180m of
sales and E£747m invested inla acquisitions
in retail parks, vrban logistics cpportunities
and assels aligned to innovation and growth

outside of kondon: =~ - - - - - -

The most significant transaction, which
exchanged past year end in April 2022, was
the sale of a 75% interest in the majarity of
our assels at Paddington Central to GIC for
£694m, this was 1% below September 2021
book value and represented a net initial
yield of 4.5% The transaction, which is
expected to complele within two months,
eslablishes a new venture, with ewnership
split 75:25 for GIC and British Land
respectively and the partners having joing
centrol. The § Kingdom Street developmeni
site and the Novotel at 3 Kingdom Street
currently sii putside the structure but GIC
have cptions over bath assets. At'S Kingdom
Streel, their option fwhich is over a 4 manth
period] enables thern to acquire 50% of

the development, creating a second joint
venture and for 3 Kingdom Street, their
oplion enablas thern 1o acquire the asset

at prevailing market value, via the firsi joinl
venture within five years We will continue 1o
act as development and asset manager for
the campus, earming fees. During the year,
we also sold a 50% share in the Canada
Waler Masterplan for £290m lo
AustratianSuper, representing a 12%
premium 1o the 30 Seplember 2021 book
value alter taking into zecaunt capital
expenditure. Again, this transaction
provides the ppportunity to leverage our
operational platform as we will aci as the

asset manager and development manager
for the scheme for which we will earn
fees. Other dispasals included £79m of
residential sales, of which Wardrobe Court
accounted for £70m, overali 6% ahead of
book value and £117m of retail sates of
which the Virgin Active at Chiswick was
£54m, overall 9% ahead of book value.

In Urban Logistics, we acquired £295m of
assets, mast significantly Hannah Close in
Wembley for £157m. This is a development-
led opportunity where our plans will
inlensify usage of the existing buildings

ta deliver @ mulli-storey urban logistics
hub for Central and West London. The
warehauses, which sit within the M25, close
to the M1 and ouiside the North Circular,
are ideally tocated for vehicles coming into
Londen and subsequently out for delivery.
We are working on feasibility options for the
site and expect o achieve vacant possession
i 2027. In the meantima, we are working
lowards outline planning consent and
managing the asset which offers
considerable reversionary potential.

We also acquired a development site on
Verney Road in Southwark for E31m. This
comprises low rise industrial buildings over
two acres and is lacated on the Otd Kent
Road [A2] providing excellent access to
Central Lendon as well as the M25 The site
offers immediate redevetopmeni potential
for a multi-storey urban logistics schemes,
subject to planning. This follows
acquisitions in the first half, including
Heritage Bouse in Enfizlg, an existing
warehouse we plan to intensity thraugh
redevelopment as well as Thurrock
Shopping Park and Finsbury Square Car
Park where we have an opportunity to
repurpose the existing sites into urban

logistics hubs. Our latest acquisitions bring
the gress develepment value of our urban
logistics pipeline to £1.3bn with an average
IRR from acquisition of 15%, which is at

the top end of our target range of 10-15%.

We atso acquired further assets targeting
the value opportunity in Retail Parks
totalling £350m lincluding Thurrock
Shopping Park which has logistics
potentiall. This includes the remaining
units in HUT. acquired for E14Bm and three
shopping parks in Farnboraugh, Reading
and Enfield ladjacent to our Heritage House
warehouse). These represent opportunities
where we expect to deliver atiractive
financial returns utilising our asset
management experiise which has

played out well this year.

In Campuses, we acquired E£102m of assets
aligned ta innovation sectors including The
Peterhouse Technolagy Park in Cambridge
for E75m representing a NIY of 4.15%.

This 8.25 acre site just outside the centre
of Cambridge comprises four buildings
covering 140,000 sq ft and is fully let to
technology business ARM for its global
headquarters. The buildings are held on a
long leasehold with significant reversionary
potential and benelit from their location

in an emerging part of south Cambridge.
ctose to the Cambridge Biomedical
Campus. We also acquired The Priestley
Centre in Guildford on Surrey Research
Park for £12m and adjacent Waterside
Heuse for £15m giving us a cembined
footprint in Guildferd of over 11 acres.

This provides an opportunity to deploy

our Campus proposition and develepment
skills to deliver high quality space for the
innovative industries in this affluent town.
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PERFORMANCE REVIEW continued

Sustainability

We have maintained our firm focus on
detivering our 2030 sustainability ambitions.
This year we were delighted to retain our
GRESB 5 star rating as well as our AAA
rating from MSCI and A- from COP. 100
Liverpoo! Street, cur first net zero carbon
development, has continued o pick up
industry accolades for its sustainability
credentials including Green Building Project
of the year in the BusinessGreen Leaders
awards, Project of the Year at the Building
Awards and maost recently a Civic

Trust Award.

Net Zero

We are delivering against the commitments
we sel oul in gur Pathway to Net Zero, our
roadmap to achieving a net zere carbon
portfolio by 2030. We conduct whole

life carbon assessments on all our
developments and refurbishments and we
are currently forecasting that embodied
carbon on our affices development pipeline
will be 632kg CQ; per sgm including
completed developments. This compares
well to our 2030 target of 500kg CQze per
sgm from a baseline of 1000kg COze per
sqm, which was the industry benchmark st
the launch af our strategy. We completed
our second net zeroa carbon development at
1 Triton Square which achieved a BREEAM
Outstanding rating. Like 100 Liverpoot
Street, we were able to re-use most of

the supersiruciure, keeping the embaodied
carbon on completed developments low

3l 408%g CO, per sqm. Restdual embodied
carbon at 1 Triton Square was fully offset
through certified, nalure-based solulions -
a teak afforestation project in Mexico and

a community reforestation project in Ghana.

We made further development
commitments al Canada Water where

we are committed to achieving BREEAM
Outstanding on all commercial space,
BREEAM Excellent on retail and a minimum
of Home Quality Mark 3* for residential.
Canada Waler is a ground-up redevelopment,
so our ability to re-use existing materials is
limited and our focus is on using the more
sustainable materials and processes.

Qur use of Earth Friendly Concrete in the
permanent piling works was a UK industry
first and saved 240 tonnes of carbon
emissions. Other low carbon initiatives
include the use of cross laminated timber,
high recycled cantent in concrete, electric
arc furnace steel and recycled raised
access floors. As a result, embodied carbon
for the offices space at Al and A2 at Canada
Water is expected o be 682 kg CO; per sqm
and 666 kg CO; per sqm respectively, in line
with our glidepath to 2030.

Wé arg also on site at } Broadgate, which
is expecled to he in line with our 2030 office
largets tor operational efficiency of 95kWhe
per sqm on 3 whale building basis and is on
track for a NABERS 5 star rating. Embaodied
carbon on this building 15 above our 2030
target at 501 kg CO; per sqm, but we
conlinue to make improvements throughout
the design and delivery process. At Norton
Folgate, which will be all electric, we are
adding roof tep solar panels and like

1 Broadgate, it will be fully smart enabled
to aptimise perfarmance in operation,
delivering an estimated energy inlensity
which is in tine with the trajeciory to

our 2030 energy performance targets.
Embodied carbon an this buitding is also
low at 434kg COze per sgm, reflecting

our ability to reuse the existing materials.

b4 British Land Annual Repart and Accounts 2022

The British Land Company PLC 00421920

MEES Legislationand EPCs

In offices, we are already fully campliant
with 2023 MEES legislation which stipulates
a minimum EPC rating of E and 46% of

our offices space is currently rated Aor B
|by ERV). For the whole portilio, 36% is
currently A or B rated, significantly above
the level of 29% in Septernber reflecting

a number of recerlifications which have
capiured improvements delivered in recent
years. 70% of the portiolio is naw A-C rated.
To meet aur 2030 objectives and camply
with expected MEES legislation requiring
our whote portfolio to be a minimum EPC B
by 2030. we appointed external consultants
to conduct net zero audits idenlilying
oppartunities to improve energy efficiency
and raise the EPC rating. These audils,
which covered 29 of our major assets have
now complaled. We expect thal the total
cost far retrofitting the portfolia to he in the
region of £100m, which covers the standing

. porticlio and excludes major developments

and refurbishments where energy efficient
fixtures and fittings are already incarporated
within our development briefs. This
investment will be focused on energy
efficient interventions which typically have
an attractive payback and in the current
environment, with energy prices escakating,
represent a compelling investment for
occupiers and we are already engaged in
produclive conversations with accupiers
acraoss the portfotio. Overall, we expect that
two thirds of the cost will be funded through
the service charge or by cusiomers direcily.
While we are making good progress. we are
primarily focused on improving energy
efficiency and reducing carbon intensily
which is how we will deliver on our 2030
targets of a 25% improvernent in whole
building energy efliciency and a 75%
reduction in operational carbon intensity,
bath against a 2019 baseline.




|0 tund any outstanding costs relating to
these interventions, we have established
our “Transition Vehicle™ cormprising ring
fenced funds financed by our internal levy
of £40 per tonne of embodied carbon in
developments supplemented by an internal
floai of £5en. Tatal funding to date within
the Transition Vehicle is £15.6m.

Place Based approach

Our Place Based approach means
understanding the most important issues
and opportunities in the communities
around cur places and focusing cur effarts
collaboratively to deliver the biggest impact.
Building on the research we commissioned
last year inte the social and economic
situation around our assets, this year

we identified inibatives which target key
local issues at each of our places. At our
Campuses, one of the most effective ways of
doing this is through our Community Funds
- aforum for connecting our customers
and local communities and supporting
organisations who do vital work locally.
Following the success of ihe Regent’s Place
Community Fund, this year we launched
funds at Broadgate and Paddington Central
with 15 of our occupiers pledging £120.000.

One of our key initiatives this year was

the launch of the New Ciorama Theaire at
Broadgate, helping te bring people together
post Covid and supporting the revival of this
part of the City. NOT Broadgate is one of the
biggest free rehearsal and artist support
spaces in the UK. The 20,000 sq ft space

is provided completely free of charge for
independent and freelance artists {0 use
and is one of the highest profile artist
sugport projects in recent years. We

also announced a partnership with The
Natianal Theatre to bring ¢raative events
and experiences o our Campuses. This
invelves monthly workshops led by creative
experts facusing on theatrical skills and
exploring how these can be applied to
enhance the working day.

This year, Bright Lights, our skills and
employment programme reached over
130 people through virtual emptoyment
training and one-lo-cne suppoerl at two

of our Campuses and six retail siles.

Over 60% of candidates have already
gained employment in a range of sectors.
Programmes we piloted this year and
plan to expand include ADcademy with the
Brixtan Finishing School. Qver 110 young
peaple local to our London Campuses and
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taling Broadway took part in these enline
workshaops designed to develep shills in

the creative, technology and advertising
secters. Fort Kinnaird's recruitment project
with Capitat City Partnership reached 128
beneficiaries with 80% finding employment.

We continued {0 support the work of the
National Literacy Trust, encouraging 7,800
young people to read and bringing the total
number of children we have reached almost
56,000 since the launch of our partnership
in 2011. To support local businesses, we
provided alferdable space across five of our
priority assets, which included places such
as “Thrive” in Canada Water. a community
business hub providing workspace and
meeting rooms to help local start ups.

At Regent's Place, through the Triton Café,
we provided space to BlackOut UK to run 5
events that provided peer support, learning
and debates for 75 black queer men.

Reflecting cur continued focus on diversity,
we were pleased 1o become the first real
estate organisation t¢ achieve the Disability
Smart Standard, which 1s awarded by the
Business Disability Forum to organisations
who can dernonstrate a culture of inclusion
for all abilities.
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PERFORMANCE REVIEW continued

Campuses

Portfolio valuation [BL share)

£6,967m

Occupancy

96.7%

Wheighted average lease length to
first break

1.0 yrs

Total praperty return

8.3%

Lettings/renewals {sq ft) over 1 year

1,243,000

On a proportionally cansolidated basis including the
Group's share of jgint ventures,

Campus operational and

financial highlights

- Campus value of £7.0bn, up 5.4% driven
by leasing activity and development
performance. Similar performance
from City and Wes! End assets, up
4. 7% and 4.5% respeclively

- Strang performance from Canada
Water up 18.3% reflecting the jornt
venture with AustralianSuper and
prograss an Phase 1

- 11 bps yield contraction, weighted
towards the City

- Weighted average lease tength extended
to 7.0 years rellecting the completion of
1 Triton Square and our leasing activity

- ERV growth flat. Adjustiag for changing
valuation treatment underlying ERV
growth on our offices space was 1.5%

- Like-for-like income up 2.5%. driven
primarily by strong leasing at Broadgate
and across Storey .

- Strong rebound in leasing activily with
1.2m sq ft deals (greater than one year}
driven by development lettings

- Total lettings and renewals at 1.7m sq ft,

inctuding 187,000 sq ft Sterey ietlings

- Under offer on a further 318,000 sq fi,
including a minimum of 103,000 sq ft
at Norton Folgate

- Investment lettings and renewals over
one year, 5.6% ahead of ERV

- 555,000 sq it rent reviews agreed 6.7%
ahead of passing rent adding E1.6m
1o rents

- Qccuepancy improved to 96.7%

- Rent collection 100% for FY22

Campus operational review
Campuses comprises our three London
Campuses [Broadgate, Regent’s Place and
Paddingtan Centrall, as well as Canada
Water, our recently acquired assets in
Cambridge and Surrey Research Park,
standalone offices and residenuat.

Our London Campuses are located in sorne
of Lenden’s mast exciting neighbourheods
and benefit from excellert (ransport
connections with twe of cur Campuses
direclly on the new Elizabeth line which
opens this month. Through our platform,
we deliver best in class space which meats
the highest standards of sustainability

and wellbeing, provides a wide range of
amanities and an engaging public realm.
QOur skill set across tnvestment, leasing,
asset management, preperty management
and development s transferable to new
locauons with occupiers facusing on space
which best supports their business and
people, these advantages position us well
10 attract a wide range of innovative,
growing businesses 10 our spaces.
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We benegfit from a diverse portfolio of high
quality occupiers focused on technology,
financial, corporate and media sectors.
QOccupancy is 96.8%, improving 270bps
since March 2021 and we have collected
all aur rent for the year.

Broadgate

Total leasing activity covered 751,000 sq
ftin the year, of which 480,000 sq ft were
long term deals. We successfully let [or
placed under aplien] all the effice space at
1 Broadgalte four years ahead of completion
with Allen & Overy and JLL taking a
minimum of 254,000 sq ft and 134,000 sq

ft respeactively. The strong sustainability
credentials of this building were 2 key
attraction and in their press release,

A&O commented that the building "will
contribute to an 80% reduction” in their
annual London office carbon emissions.
We alsa completed the office letting at 100
Liverpool Sireet, with Hudsen River Trading
taking 20,300 sq fi on level ten. Newly N
refurbished space is letting well with Braze,
a customer engagement platiorm. taking
49,900 sq ft at Exchange House and Maven
Securities, 3 proprietary trading firm taking
38.000 sq f1 at 195 Bishopsgate. Other
lettings include tegal firm Jenner & Block
al 10 Exchange Square 113,000 sq ftl and
financial services ptatfarm Symphony at
135 Bishopsgate (7,260 sq ft].

We have made excellent progress on the
feod & beverage offer, with the launch

of Revolve at 100 Liverpool Sireet, an
innovative cancept with guest chefs

and Shiro, a sushi restaurant, building
Broadgate’s reputation as a tep culinary
destination. We have also let space at
155 Bishopsgate to Neat Burger [a plant
based burger restaurant backed by Lewis
Hamillon]. Nest [a bar and restaurant run
by Urban Pubs and Bars}, Black Shaep
coffee and Hawatian poké restaurant
Honi Poké,

We continue to invest in our buildings

and are on sile with asset management
tnitiatives including the refurbishment

of 155 Bishopsgate [our share £35ml,
Exchange House lour share £12.5m] and
10 Exchange Square [our share £9m), where
the first phase now completed. We take the
opportunity provided by lease events to
re-invest in existing buildings, to deliver
energy efficient interventions which raise
tha EPC rating and refurbish the space,
ensuring that they are well positioned to
benefit as demand gravitates towards the
best, mast sustainable space We also
completed public realm improvements

at Exchange Square, detivering 1.5 acres
of green space, including amphitheatre
style seating and outside avents space

with a range of tree and plani life to
support biodiversity.




We refreshed our biodiversity framewon k
for Breadgate, establishing our guiding
principles and identifying the key species
and habitats of relevance 1o the area. As
well as the public spaces, we have living
roofs at seven locations with 12 800 sq It
of planted space to come at t Broadgate
and 3,000 sq ft at Norton Folgate. We

also launchad an occupier led and funded
Community Fund, replicating the successiul
Regent’'s Place Community Fund where we
will work together with our accupiers to
idenlify and address key local issues.

The Campus saw a valuation gain of 5.1%
reflecting 1&bps of inward yield shift and flat
ERVs. 100 Liverpool Street, which benefited
frarn inward yield shift and the expiry of rent
Iree pericds, ang 1 Sroadgale, refiecting
significant letting activity, were the key
drivers of value Broadgate accupancy

is 96.7% up from 92.0% 12 months ago.

Regent’'s Place

The key transaction in the year was the
letting of the office space at 1 Triton Square
to Meta which accaunied for 315,000 sq ft
of the 388,000 sq ft of long term leasing
aclivity. Meta has expanded at Regent’s
Place and this deal is a testament te their
commitment to the Campus where total
ocgupation will be 635,000 sq ft. Dentsu
Internatienal whe had previously committed
to taking 1 Triton Square will remain at 10
and 20 Triton Sireet (180.000 sq ft]. Rent
reviews tatalled 231,000 sq ft overall. 8.9%
ahead of previous passing rent adding
£1.3m to rents.

Regent’s Place is well located to attract
innovative and growth businesses looking
to cluster araund the academic, scientific
and research institutions in Lendon's
Knowledge Quarter. Rellecting this we
have signed life sciences business
Babylon Health [12.000 sq ft] and
Fabricnano (7,000 sq ful both at -
Drummond Street.
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In Decernber 2021, we completed the hrst
phase of our public realm improvement
programme and we are underway with the
second phase. This will include rolting out
the bicdiversity framework following the
model established at Broadgate.

The Campus was up 6.7% in value,
benefitting fram leasing activity at

1 Triton Square and 10 Triton Street,
driving yield compression af 15 bps. ERVs
were marginally down 0.7%, partly driven
by a change in valualion assumptions at

10 Triton Street which no lenger assume

a refurbishment given Dentsu international
has recommitted to the building. Adjusting
for changes in valuation assumptions,
underlying ERV growth on our offices

was 3.0%. Occupancy is now 95.2%.

Paddington Central

Toial leasing activity covered 154,000 sq f1,
of which the re-gear of the Navolel lease ai
3 Kingdom Street aceounted for 111,000 sq_
ft. We atso renewed our lease io Incipio
Group, who manage Pergola, the cutdeor
dining concept at the 5 Kingdum Street
development sile, covering 20,000 sq ft.

British Land Annual Report and Accounts 2022 &9



PERFORMANCE REVIEW continued

The Campus saw a valuation increase

of 1.7%. benefitting from the regear of
Novotel at 3 Kingdom Street and Vertex

at & Kingdom Street, offset by decline at

3 Sheldon Square where leases are coming
10 an end and we are 00N L0 coMMmence
refurbishment_ ERVs saw grawth af 1.7%
with yields moving in Thp. Occupancy

is 99.6%.

Post year end we established a new joint
venture at Paddington Central, with GIC
owning 75% of the majority of assets and
British Lantg owning the remaining 29%.
The Movotel at 3 Kingdomn Streel and the

5 Kingdom Street develepment site sit
outside of the structure altheugh GIC have
cotions over both assets. We witl continue
10 manage the Campus for which we will
earn fees and GIC are commilled to our
future plans. This includes a comprehensive
upgrade of 3 Sheldon Square, where we will
deliver an all electric building, targeting a
BREEAM Excellgnt rating. This is estimated_
to reduce operational energy consumption
and carbon ermissions by aver 40% per
annum. We are planning an extensive
upgrade 1o the public realm which will
transfarm the landscaping and have
commenced works at the amphitheatre
which will revilalise this central part of

the Campus.

Storey: our flexible workspace affer
Storey is an important part of our Campus
proposition, providing occupiers with

the flexibility to expand at shert notice or
te take ad hac meeting or events space.
Itis prasent on all our Campuses and is
operational across 338,000 sq It [c.5%

af Campuses|. Occupancy on stabilised

Canada Water Phase 1
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Rasidential units

Sqht Workspace  Retail & leisure Inumber) Tatat
Al 120,000 9.000 184 273,000
A2 185,000 45,000 - 250,000
K1 - - 79 62,000
Total 305,000 74,000 265 585,000

buildings lthose twe years' post fit aut
ar fully let) has increasad ta 86% as we
have seen rising customer demand with
confidence improving post Covid driving
demand for flexible space.

Since 1 Aprit 2021, we have agreed leases
and renewals on 187,000 sq ft of space
and our retention rate remains high.

100 Liverpool Street is fully let with online
sighature service Decusign taking 6,500
sq ft and the Levin Group, a health tech
recruitment business going under affer
on the final unit post year end. Levin alsa
have 7,000 sq ft at 1 Finsbury Avenue and
have pre-let of all the Storey space at

155 Bishopsgate comprising 23.000 sq ft.
3gain post period end. We are now fully
let at Orsman Read, with the Hemerten
Healthcare NS Foundation Trust signing
for 18,100 sq ft, representing hall of the
space in the building.

Viewings are back to pre pandemic levels
and bookings at Storey Club, which provides
ad hac meeting and events space at 100
Liverpool Street and 4 Kingdern Streel.
have increased over ihe year. Rent
collection was 100% reflecting the

strength of Sterey’s customer base,

with the majority of occupiers being
UK/European headguarters, scale up
businesses ar (arge mullinationals.

»
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Looking forward, Storey will cease
operations across 27,000 sq ft a1 3 Finsbury
Avenue and International House al Ealing as
we prepare those sites for redevelopment.
However, we are actively considering
opportunities for Storey on both our
standing portfobio and new developments.

Canada Water

in March 2022, we sold 50% of our sharean
the Canada Water Masterplan, our 53 acre
redevelopment scheme in Southwark to
AustratianSuper for £290m forming a
50:50 joint venture. Their partnership

will accelerate returns and the delivery -
af the Masterplan, bringing new homes,
workspace, retail and leisure opportunitias
and an enhanced public realm to the

local community.

The joint venture is commiited to
developing Phase | of the Masterpian
covering 585,000 sg It and to progressing
subsequent phases of the development,
with funding split egually between British
Land and AustralianSuger. The total
development cost of the entire project s
E3.6bn. Itis expected o take ten years

to complete and should deliver a3 total
development value of £5.6bn of which ihe
commercial etement accounts for £3.4bn
and residential the remainder. British Land
15 {argeting gdevelopment reiurns of #1%
from commitment for Phase 1 and low
teens for Lthe whole project.



We have outline planning peraission for the
eniire scheme and are on site wilh Phase 1,
which comprises a mix of warkspace, retail,
leisure and residential as set out below.

We are targeting rents on the workspace

ol over £50 psf and a capitat value ps! of
argund £1,000 on the residential, which

are both highly affordable relative to
competing schemes.

The jeint venture's ownership is
consolidated inta a single 500-year lease
with Southwark Council as the lessor. The
London Baraugh of Southwark have an
initiat 20% interest in the scheme and the
ability to participate in the development
up to a maximum of 20% with returns
pro-rated accordingly. They have elecied
not to fully participate in Phase | butare
pre-purchasing the 79 aifordable homes
at K1 and have part funded the 55,000 sq ft
leisure centre in AZ.

This year, we completed the installation of 2
modular campus for TEDI-London, a global
partnership with King's College Landon,
Arizona Skate University and UNSW Sydney.
Each module uses lightweight steel frame
boxes clad with insulation and requires no
deep piles or cencrete. At the end of its

life the building can be reused on-site,
refocaied in its entirety or stripped and

the materials recycled. The 15,000 sq ft
campus apened to the first cohori of
students in September and we are working
with TED! to deliver a permanent home for
around 1.000 students within the Canada
Water Maslterplan. We see scope to expand
this modular approach which provides a
guicker route 1o market for businesses
lagking to expand without the formal
commitrment of 2 long term lease. We

are engaged in discussions to deliver a

life sciences enabled modular campus and
have interest from other higher education
providers. We are exploring  range of
alternative uses across the Campus, uses
which align to our wider strategy to focus
the business on growing sectors. Our
permission is deliberately flexible so as

we move forward, we can take aceaunt

of changes in demand by amending our
offices, residential and retail allecations

as appropriate.

The British Land Company PLC 00621920

The valuation cf the Campus was up 18.3%
in the year reflecting the joint venture
agreement and progress on Phase 1.

This has been a challenging year for

many of our community partners whom

we have continued (o support through

the pandemic. We have strengthened our
built environment education and careers
partnership with Construction Youth Trust
by bringing in a number of gur suppliers on
the Masterplan including constructers Mace
Group, Aecomn and Gardiner & Theobold.
Many of aur suppliers have also contribuled
their time to building The Paper Garden,

3 pioneering new community space for
young people. This is managed by Global
Generation, one of our cemmunity pariners
and will be the largesl circular econemy
build in London.
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PERFORMANCE REVIEW continued

Retail & p
Fulfilment )

Portfolio valuation [BL share] -

£3.500m

Occupancy’

96.3% :

Weighted average lease length to -

first break

4.6 yrs -

Total property return -

19.1% ‘

Retail operational and
nancial highlights

Retail & Fulfilment portfolic value

at £3.5bn, up 9.9%. with Retail Parks
delivering an exceptional 20.7% uplilt,
more than offsetting a decline in
Shopping Centres {down 4.1%)

Yield compression of 97bps overall.
driven by Retail Parks down 151bps
with yield expansion of 3hps for the year
in Shopping Centres, but contractien of
4bps in the secend half

ERVs down 2.8%; weighted towards
Shopping Centres, which are down 5.2%:
Retail Parks down 2.0%

Like-for-like income down 0.8%.
Ingluding the impact of CVAs and
adminisirations, like-for-tike income
was down 6.0%

Like-for-like income up 6.0% on our
Relail Parks

Sirong leasing activity, with 1.5m sq (t
deals grealer than one year; 2.68%
ahead of Mareh 2021 ERY and 21%
below previous passing rent

Total lettings and renewals at 2.2m sq fi
Strong pipeling with 679,000 <q ft under
offer. 2.2% above March 2021 ERV and
7.6% below passing rent
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Overall, transactions ware 21.2% below
previous passing rent as we have prioritised
occupancy to deliver more sustainable rents
which are reflective of the current market.
As 3 result, occupancy levels are high at
96.3%, We have an encouraging pipeline
of deals under offer totalling 679 000 sq &t
overall 2.2% ahead of March 2021 ERV.

Retail Parks, which account for §0% of the
Retail & Fulfilment portfolio have emerged
as the preferred format for retailers. They
are well connected and affordable for
relailers meaning they play an important
role in 3 successlyl online retail strategy
facilitating click and collect, returns and
ship from stare. Their lower dccupancy cost
alseo makes them attractive to 3 broad range
of retailers. For example, we agreed three
deals in our Retail Parks with T Maxx
covering 44,800 sq fi, three with Asda
covering 57,408 sq [, two with The Range
130,000 sq ft] and two with Poundland
125,300 sq ft}. Fooiall on our Retall Parks
was in line with FY20 lwhich included two
weeks of closure due to Covidl and sales
were ahead.

Shepping Centres now account for 23% of
our Retail & Fulfilment portfolic, with open
air coverad schemes comprising 4% and

traditional covered centres 17%. We are
encouraged thal the rate of ERV decline has
notably decelerated for shopping centres
and that yields on our pertiolio contracted
marginally in the secand half. With more
nvestors targeling prime shopping cenires,
we betieve the outlook for the best centres
IS More atltractive,

- Further 555,000 sq ft of rent reviews
agreed 0.2% above passing rent

Retail Parks occupancy 97.4% up 270bps,
reflecting strong leasing actlivity

Lettings/renewals {sq ft] aver 1 year -
Foollfali and sales 91.9% and sales 98.4%
respectively of same period in FY20;

1,523.000 |
99.5% and 100.2% for Retail Parks

- 95% of FY22 rent collected

Following the acquisition of Heritage House,
Enlfield and the Finsbury Square Car Park
and including urban logistics opportunities
on our existing portfolio, Urban Logistics
now accounts for 9% of Retail & Fulfilment.

On a proportionally consolidated basis including the
Group's share of joinl ventures.

Retail & Fulfilment

operational review

Operational perfarmance

This has been a strang year for leasing
volumes, with total activity of 2.2m sq ft.
Deals over one year were 2.8% ahead of
March 2021 ERV, with a pacticularly sirong
performance from Retail Parks which were
5.9% ahead ol March 2021 £RV. Total lease
rengwals cavering 949,000 sq ft have tended
to oulperform new lettings and were on
average 6.5% ahead of March 2021 ERV.

1. Where occupiers have entered CVA or
admimsstration but are stitl Lable for rates, these
are treated as occupied. If units in adminisiration
are treated as vacant, then the occupancy fate for
Retail would reduce from 96 3% to 94 5%.
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Footfall and sates recovered strongly lollowing the reopening of indoor hospitatity on 17 May 2021 and sales are now close to
pre-pandemic levels, with the shortfall in footfall largely compensated tar by an increase in basket size, as set out betow:

1 Agrik 2021 - 3 March 2022

Benchmark,
% of FY20 outperfarmance?
Foatfall
- Portfolio $1.9% +1172bps
- Retail parks 79.5% +36%bps
Sates
- Portfalio 98.4% nfa
- Retail parks 100.2% nfa

1. Compared A the pruivalent weeks in FY20 which includes two weeks of closure in Mareh 2020,

2. Foatfalt benchmark: Springboard.

With most Covid-19 related restrictions
lifted before ar during the first quarter and
only shorl term interruptions as a result of
the Omicron variant, mast of our occugiers
have been able to operate as normal for the
majority of the period. This is reflected in
our rent collection which at 95% of rent

far the year is close Lo historic levels

CVAs and administrations

There have been relatively few new CVAs

or administrations in the year with just
fifteen units impacted, of which seven were
vnaffected, ihree saw rent reductions and
five stores closed. This resulted in £2.5m in
lost contracted rent of which £2m related to
the Virgin Active restructuring in May 2021
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PERFORMANCE REVIEW continued

Developments
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Curreni Cosl lo ERY

Sqlt Yalue camplete ERY Let b under ofler

AL 3% March 2022 ‘aco £m &m £m m

Recently completed 369 545 - 24.3 23.9

Cammitted 1,682 487 648 604 212

Near term 1.925 219 963 76.6 -
Medium term 7.744

Total pipeline lex. Recently Compteted) 11,353 706 1,611 137.0 21.2

Qn a proportionally consolidated basis including the Group's share of joint ventures (except area which is shown at 100%].

Portfolio

Pregressing value accretive development
is ane of the four key priorilies for our
business and a key driver of returns

We target project IRRs of 10-12% and
allogether, expect our development

. pipeline to deliver profits of ground £2bn.

We Aclively mandge the risk associaled |
with development by pre-letting space

where appropriate. We have made excallent

progress this year with our pre-letiing
activity securing £13.7m of futlure rent and
post year end, we placed a further 103,000
sq ft under offer at our Norton Folgate
development, representing another £7.5m

Wholesale energy cost increases, shartage

of labour, increased cost of materials.
elongated supply programemes and an
increase in construction activity has
resulted in upward inflation pressure. These
issues were beginning to reduce at the end
of 2021 and early part of 2022, with both

- supply improving and costs decreasing.

This changed with the Ukraine war, which
has further destabilised the global supply
chzin, removing Ukraine and Russian
goods and servicas from the market. This
reduction in supply, together with the spike
in energy prices resulting from the war,
elevated tender price inflation once again.

of rent. This brings tatal fulure rent secured  Qur inflation forecasi {based on tender price

to £45m across our recently completed
and committed pipeline of 2.1m sq ft
representing 53% of total ERV. Excluding
build to sell residential and reiail space
which we will let closer to completion,

we are 60% pre-let or under offer by ERV.
Total development exposure is now 4.2% of
porttolio gross asset vatue with speculative
exposure at 6.4% (which is hased on ERY
and includes space under offer]. within
our internal nisk parameter 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 options we can progress as
and when appropriate.

The construction market has changed
significantly over the year. Initial increases
in raw material costs were due to the
combination of supply chainissues,
sustained global demand and reduced
supply which were primarily Covid-19
related. Manufacturing closures,

reduced producticn and shipping provision,
combined with increased demand lor raw
materials, such as iron ore and timber,
frorn China and the USA as they emerged

from the pandemic put upwards pressure in

input costs. These price rises were imtially
sheltered by contractors keen to secure
pipeline; however, the levels of warkload
and magnitude of caostincreases have
inevilably pushed up tender aricing.

inflation) has increased te around 8-10% in
2022 from our previous forecast of 4.5%, but
we expeci that to moderale aver the next

18 manths as wages and commodity prices
remain elevated but do not increase at the
same rate. Our farecast for 2023 and 2024
15 around 4-5% lfraom 3.5%]. We expect the
rate af increase to maoderate and capacity
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tc emerge as seme development projecis

in the market are deferred or cancelled.

We review inflation drivers to ensure our
contingencies and cost plans are robust to
deal with the market fluctuations. Having
maintained momentum on our development
programme throughout the pandemic,

we have been able lo place conlracts - -
competitively and 91% of cosls are fixed

on commitied developments. We have

built up excellent relationships with Tier 1
contraclors and throughaut our supply
chain so we are confident of placing
mutually atlractive contracts for our

near lerm developments.

Higher land values mean that returns from
London developments are more insulated
to cost inflation than development in other
parts of the country and we anticipate being
able to achieve the madest increase in rents
required Lo offsel any further cost inflation
above our base case.




Campleted developments

We reached practical completion of 1 Triton
Square {369,000 sq ftl in May, Embedied
carbon was low at 436 kg CO,e per sgm and
we offset residual embodied carbon through
certified schemes making this our second
net zero carbon develepment. The offices
space 1s now fully let te Mela.

Committed developments

Qur committed pipeline now stands at 1.7m
sq 1 following commitments al Canada
Water, Phase 2 at Aldgate Place and most
recently The Priastley Centre in Guiidiord.
The Friestley Centre 15 located on the
University of Surrey Research Park where
there is strong demand from innovation
sectors and we are on site with an 81,000 sg
ft office developmenti which wilt be partiatly
lab enabled.

Al Canada Water, we are on site at the
-first three buildings covering 585,000 sq fL.
Alisa 35 storey tower, including 184 homes
and 120,000 sq ft of workspace; practical
completion is targeted for Q4 2024. A2
includes 185,000 sq /t of workspace as well
as the new leisure cenire and K1 comprises
79 atfordable homes. The London Borough
af Southwark are nol participating in Phase
1 but wilt take ewnership of the afiordatta
housing on comptetion and have part-
funded the leisure centre in A2. We expect
to sell the residentiat units in A1 closer to
practical completion,

Phase 2 at Aldgate Place is our first build to
rent residential scheme. It comprises 15%
premiumn apartments with 19,000 sq ft of
best-in-class office space and 8,000 sq ft

of retail and leisure space. It is well located,
adjacent to Aldgate East and batween the
Crossrail stations at Liverpool Street and
Whitechapel, Werks have now staried on
site with completion expecied in Q2 2024.

Woe are also on site al Norton Folgate and
i Broadgate. At 1 Broadgate (544,000 sq ft)
we are fully pre-let or under option on the
olfice space to JLL and Allen & Overy.
Narton Folgate is a 336,000 sq ft scheme,
comprising 302,000 sq it of office space.
slongside retail and leisure space creating
2 mixed use development in keeping with
the historic fabric of the area. We are under
offer en @ minimurn of 103,000 sq ft and
continue to have encouraging discussions
with a range of cccupiers.
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Recently Completed and Committed Developments

Forecast

BL Share 100%sq k. PC Calendar ERV IRR

As 3l 31 March 2022 Sector % ‘000 Year Em' %

1 Triton Square Office 100 367 Q22021 243 12
Total Recently Completed 369 24.3

Norton Folgate Office 100 336 Q42023 230 1

1 Broadgate Office 50 544 Q22025 20.2 12

Aldgate Place, Phase 2 Residential 100 136 022024 6.0 10
Canada Water, Plot A17 Mixed Use 50 273 Q42024 3.3

Canads Water, Plot A2? Mixed use 0 250 awx  s6 M
Canada Water, Ploi K12 Residential 50 42 (22023 -

The Priestlay Centre Office 100 81 022023 28 22
Total Committed 1,482 &0.4

1. Eslimated headline rental value net of rent payable under head leases lexcluding tenant incentives).
2. The London Borough of Sauthwark has confirmed they will not be investing in Phase 1, but retaia the
right to participate in the development af subsequent plols up to 3 maximurm of 20% with their reurns

pro-rated accordingly.

Near Term pipeline

Qur near term pipeline covers 1.9m sq ft
and includes 2 Finsbury Avenue, where

we have planning for a 718,000 sq ft office
scheme. Embodied carbon on this building
is projected to be marke! leading for a
high rise tower below 750kg CO; per sqm
benefiting frem the use of existing and other
racycled materials. We expect to stari on
site later this year. At 5 Kingdom Street,
wa have consent for a 438,000 sq ft office
scheme: our ownership is currently 100%
but GIC. eur new joint venture pariner have
an oplion to acquire 50%. Start on site is
expecled in late 2023, At Meadownall, we
have cutline planning permission for our
404,000 sq ft logistics scheme which we
expect to progress later this year.

Medium Term Pipeline

The further phases at Canada Water
account for 4.5 sq f1 of our 7.8m sq ft
pipeline. At Euston Tower {578,000 sq ftl
we have an exciting opporkunity io deliver
a highty sustainable, substantial
redevelopment, targeting life sciences and
other innovation businesses levaraging its
locstion in London's Knowledge Quarter.
We expect to submit planning next year.
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Urban logistics opportunities account for
2.3m sq ft of medium term opportunities.
At Thurrock, where we acquired the
Thurrock Shopping Park in the year, we
see an opportunity Lo deliver 559,000 sg ft of
lagistics space towards the east of London
by repurpasing two-thirds of the retail
space and utilising the site topography to
facilitate multi-level development. We see
further opportunities to intensify existing
buildings at Hannah Close in Wembley and
Heritage House in Enfield, with potential
to deliver 668,000 sq ft and 431,000 sq ft
respeclively of well located, urban logistics
space. Both are in Nerth London, within
the M25 and ¢lose to the Narth Circular.
In addition, we have two centrally located
opportunities at Finsbury Square and
Verney Road in Southwark allogether
totalling 213,000 sq ft. in addition
opportunities on our existing portfolio
include, Teesside where we have identified
299.000 sg K of land outside of the retail
park we could potentially repurpose

for lagistics.
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FINANCIAL REVIEW

Finance review

Year ended 31 March 2022 31 March 2021
Underlying Profit'? £251m E£200m
Underlying earning per share'? 27.4p 18.8p
IFRS profiy/[loss] after tax £360m £(1,083Im
Dividend per share 21.92p 15.04p
Total accounting return’ 14.8% 115.11%
EPRA Net Tangible Assets

per sharg'? 727 648p
IFRS net assets . £8,733m £5.983m
LTvaes 32.9% 32.0%
Weighted average intarest rate 2.9% 2.9%

. See Nete 2 within the linancial statements far deiinition and calculation

. See Table B within the supplementary disclosure far reconciliations to
IFRS melrics.

. See Note 17 within the tinancial statements for definition. catculation and
reconciliauen to IFRS melrics.

4. On a propartionally consalidated basis including the Greup's share of

jointventures.
5. Faliowing the sale of 3 75% interest in the majorily of our assels al
Paddington Central, LTV falls to 28.4% on a pro farma basis.

N —

w

Overview

Financial performance has improved significantly follewing the
easing of Covid-17 restrictions. Underlying Prafit is up 24.9% at
£251m, while underlying earnings per share [EPS] is up 45.7%

at 27.4p. Based on our policy of setting the dividend at 80% of
Underlying EPS, the Board have propesed a final dividend of 11 40p
per share, resulting in 3 futl year dwidena of 21.92p per shara.
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“Strong performance
across all financial
metrics.”

Bhavesh Mistry
Chief Financial Officer

Undertying Profit

tm
Underlying Profit for the year ended 31 March 2021 201
Like-for-like net rent ncl. CVA and administrations| |8
Provisiens for debiors and tenant incentives' 91
Nel divestment (8]
Developments (121
Nert administrative expenses & fee income 131
Underlying Prolit for the year ended 31 March 2021 251

1. The year on year impacl of provisicns for deblors and tenant incentives was
£91m. This reflects the dilferance between the £8m credit to the income
statement in the year o 31 March 2022 |as disclosed in Note 1D and 13 of
the financial statements) and the £83m charge in the year 1o 31 March 2028,

Underlying Profit increased by £50m, primarily due lo the

significant reductian in provisions for debtors and tenant incentives,

fallowing impraved rent collection driven by proactive engagement
with occupiers and the lifting of Covid-19 related restrictions

This was partially offset by the impact of properties entering vacant

possession ahead of redevelopment. an increase in administrative

costs and the impact of CVA and administrations that occurred in
the prior year.

Net divestment decreased earnings by E8m 1n the year. Proceeds
fram sales have been deployed into our value accretive acquisitions
and our development pipeline. The recently completed and
committed schemes are expecied ta generate an ERV of £85m.

of which 53% is already pre-tet or under offer.

{FRS profit after tax for the year was £960m, compared with a loss
after 1ax for the prior year of £1,083m. The significant movement
year-on-year grimarily reflects the upward valualtion movement
on the Group's properties and those of its joint ventures.




Overall valuatians have increased by 6.8% on a propor tunally
consolidated basis, resutiing in an overall EPRA NTA per share
increase of 12.2%. Including dividends of 16.9ép per share paid
during the year, we have delivered a total accounting return

of 14.8%.

Financing activity included the refinance of 100 Liverpool Street,
completed in June 2021, with the Broadgate joint venture raising a
new £420m 5§ year ‘Green Loan’ secured by the property at an initial
LTV of c.50%. As part of the refinance, this BREEAM Quistanding
and nei zero carban development was released from the Broadgate
securitisation alongside the redemption of £107m of bonds.

In the year to 31 March 2022, LTV increased by 90bps to 32.9%.
In Agril 2022, we exchanged on the sale of a ¥9% interest in the
majority of our assets in Paddingten Central to GIC; following its
unconditional completion LTV fails to 28.4% on pro forma basis.

Our weighted average interest rate remains low at 2.9%, in line
with 31 March 2021,

Our financial position remains strong with £1.3bn of undrawn
facilities and cash as at 31 March 2022 and, following the
campletion of the Paddington Centrat sale, we have no requirement
to refinance until late 2025. We retain significant headroom to our
debt covenants, meaning the Group could withstand a fall in

assel values across the porifolio of 49% prior to taking any
mitigating actions.

Fitch Ratings, as part of their annual review in August 2021,
affirmed all our credit ratings with a Stable Outlock, including
the senior uasecured rating at ‘A’

Presentation of financial information and alternative
performance measures

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

Management considers the business principaily on-a proportionatly
consolidated basis when setting the strateqgy, determining annual
priorities, making investment and financing decisiens and reviewing
performance. This includes the Group’s share of joint ventures an

a line-by-tine basis and excluges nan-coptrolling interests in the
Group’s subsidiaries. The financial key performance indicators

are also presented on this basis.

A summary income statement and summary balance sheet which
reconcile the Group income statement and balance sheet te 8ritish
Land's interests on a proportionally consolidated basis are included
in Table A within the supplementary disclosures.

Management use a number of performance metrics in order
to assess the performance of the Group and allow for greater
comparability between periods, however, do not consider these
performance measures jo be a substitute {or, IFRS measures.

Management moniters Underlying Pratit as it is an additional
informative measure of the underlying recurring performance

of our core property rental activity and excludes the non-cash
valuation movement on the properly portfolio when compared ic
IFRS metrics itis based or the Best Practices Recommendations
“of Ihe European Public Real Estate Asscciation (EPRA] which

are widely used alternate metrics to their IFRS equivalents, with
addiional Company adjustments when relevant [see Note 2 in

the financial statements for further detail}.
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Managemeni monitors EPRA NTA 35 this provides a transparent
and consistent basis 1o enable comparison between European
properiy companies. Linked to this, the use of Tetal Accounting
Return allows management to monitor return to shareholders
based on movements in a consistently applied metric, being
EPRA NTA, and dividends paid.

Loan to value lpreportionally consolidaied| is alse manitored by
management as a key measure of the level of debt employed by the
Group ta meet its strategic abjectives, along with a measurement
of risk. It also allows comparison to other property companies who
similarly monitor and repart this measure. The definition of Loan to
value is shown in Note 17 of the censalidated financial staiements.

Income statement

1. Undertying Profit

Underiying Profitis the measure that we use to assess

incame performance. This is presented below on a proportionally
consolidated basis. In the year {0 31 March 2022, a £29m surrender
premium payment and a £12m reclassification of foreign exchange
differences were excluded from the caleulation af Undertying Prafit
[see Note 2 of the financial slaternentsl. There was no tax effect cof
these Company adjusted items. No Company adjustments were
made in the prior year lo 31 March 2021,

022 202
Year endgred 31 March Section im im
Gross rental income 490 508
Property aperating expenses 81} {141)
Net rentat income 1.2 429 387

Net fees and other income 13 1

Administrative expenses 1.3 (89) [74]
Net financing costs 1.4 {102} {1031
Underlying Profit 251 201

Underlying tax creditlchargel [A (28]
Non-controlling interests in

Underlying Profit 2 3
EPRA and Company adjustments' 703 [1,261)
IFRS profit [loss) after tax 2 940 (1.683|
Underlying EPS 1.1 27.4p 18.8p

IFRS basic EPS 2 1013p 111.2lp
Oividend per share 3 2192p 15.04p

1. EPRA adjustments cansist af investment and development property
revaluations, gainsflasses on investment and trading properly disposals,
changes in the tair value of financial instruments and assaciated close oul
costs. Company adjustments consist of items which are considered to be
unusual and/ar significant by virtue to Lheir size or nature. These items
are presentad in the ‘capital and other” column of the cansolidated
income statement,

British Land Annual Report and Accounts 2022 7



FINANCIAL REVIEW continued

1.1 Underlying EPS

Underlying EPS is 27.4p, up £5.7%. This reflects the Underlying
Profitincrease of 24.9% and the £30m movement in ynderlying tax.
Fellowing the resumption of the dividend in November 2020, cur
REIT property income distribution requirements have been satisfied
and therelgre there has been no repeat of the underlying tax
charge recognised in the prior year.

1.2 Net rental income
£m

21 Disposals Acquisiions  Davelop-  Uke-for-  Piorymar  Prgvisions nn
. ments  lkenetreny CVAand  for deblors -
- - administ-  and tgnant
rawon  incentves’

. The year on year impact of provisions for debters and tenant incenlives was
€91m_This reflects the difference between the £8m ¢redit to the income
statement in the year to 31 March 2022 [as disclosed in Note 10 and 13 of
the financial statementsl and the EB3m charge in the year to 31 March 2021,

Disposals of incorme producing assets over the last 24 months

reduced net rents by €41m in the year, where the proceeds from

sales are being reinvested into value aceretive acquisitions and
developmenis. Acquisitions have increased net rents by £28m,

primarily as a result of the purchase of the remaining 21.9%

interest of HUT, the acquisition of Heritage House in Enfield

and Retail Park acquisitions at Biggleswade and Thurrock.

Developments have reduced net rents by £8m, driven by

the vacan! possession of Euston Tower as it moves inio

redevelopmeant. The completed and commitied development

pipeline is expected to deliver £85m of ERV in future years.

Campus tike-for-like net rentat growth was 2.5% in the periad.
This was driven by letting actvity, including Mon2o at Broadwatk
House, Braze at Exchange House and various lellings across our
Storey spaces. Excluding the impact of CVAs and administrations,
like-for-like net rental growth for Retail Parks was 6% and declined
6% for Shopping Centres. This reflects improved occupancy on our
Retail Parks, deals on our Shepping Centres transacting al lower
passing rents and normalised car park and turnover income
following the lifting of Cavid-19 related restrictions. The impact of
Cva and administrations primarily relates to various retail CvAs
that accurred midway through 2026, When including the impact

of CVAs and adminisirations, like-for-like net rents for Retail &
Fulfilment decreased 6.0%.

Provisions made against debtors and tenant incentives decreased
by E91m compared to the prior year, with 2 net £8m credit
recognised in Lhe year. We've made good progress on prior year
debtors; the £119m of tenant debtors and accrued income relating
to the year ending 31 Ma-ch 2021 now stands at £35m, primarity
driven by cash collection and negotiations with occupiers. As of

31 March 2022, tenant debrors and accrued income totalled £72m
of which £41m (or 85%] is provided for, reflecting that the majonity
of these deblars relate to amounts bitled during Covid- 19 related
lockdowns for which recavery is uncertain.
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1.3 Administrative expenses

Administrative expenses have increased by E13m in the year

to £89m. This increase is driven by the fellowing key drivers:;

added lease depreciation on our offices at York House, following
our sale of a 75% interest in January 2021; a one off accelerated
deprecialion charge of historic IT assets; the recagnition of a ¢credit
in the prior year following the closure of the Group's definad benetit
pension scheme to tuture accrual; and higher variable pay
reflecting strong financial performance this year.

The Group's EPRA operaling cost ratio decreased to 24.2%

|March 2021: 37.9%] as a result of a significant decrease in property
outgoing expenses due lo provisions made in respect of debtors
and tenant incentives. Excluding provisions made in respect of
debtors aad tenant incentives, the Group's operating cost ratio

is 26.0% [March 2021: 20.7%] and the increase from the prior
yearis a resull of lawer rental income following sales activity and
the increase in administrative casts neted sbhove, We expect our
operaling cost ratio to decrease going farward, reflecling continuegd
cost discipline and the addibipnal fee income that will be generated
from our new Canads Water and Paddington joint ventures.

1.4 Net financing_ costs o K -
£m

Financing activity undertzken in the year has reduced costs by Eim,
including the impact of the 100 Liverpool Street refinance and
associated securitisation bonds redemplion.

The impacts of net divestment and developments have been mostly
offset, with proceeds [rem sales being used to repay revalving
credi! facilities, whilst inlerest on the funds drawn for our
comgleted developments is no longer capitalised.

We have a balanced approach to interest rate risk management.

Al 31 March 2022, the interesl rate on our debl was fully hedged

on a spat basis. Following the campletion of the Paddington Central
transaction, on average over the next five years we have interest
rate hedging on 79% of our projected debt with 61% fixed lincluding
swaps] and the balance capped. Our finance costs are affected

by market rates which apply to debt which is either unhedged cr
where the cap sirike rates are above the current rate. The strike
rates are limiting the adverse impact of rising rates on our finance
costs. The use of interest rate caps as part of our hadging means
we do not incur mark tc market costs on any repayment of debt
which is capped, or on a floating rate, and the cost of this debt
benefits while market rates are below the strike rate. Cur weighted
average interesi rate rema ns low al 2.9% {March 2027: 2.9%].

0uring the year we completed the transition from LIBOR to SONIA
as the reference rate for Sterling under all cur debt and derivative
agreements, in line with market practice,



2. IFRS profit after tax

The main differences belween IFRS profit after tax and

Underlying Profit are that IFRS includes the valuation mavements
on investment and trading properties, fair value movements on
financial instruments, capital financing costs and any Company
adjustments. In addition, the Group’s investments in joint veniures
are equity accounted in the IFRS income statement but are
included on a proportionally conselidated basis within

Underlying Profit.

The IFRS profit after tax for ihe year was £960m, compared with

a loss after 1ax dor the prior year of £1,083m. IFRS basic EPS was
163.3p per share, compared to |111.2|p per share in the prior year.
The IFRS profit after tax for the year grimarily reflects the upward
valualion movemenl on the Group's properties of E471m, the
capital and other income prufit from joint ventures of £158m and
the Underlying Profit of E251m. The Group valuation movement
and capital and other income prafit from joini ventures was driven
principally by inward yield shift of 42bps and ERV decline of 1.2%
in the portfolio resulting in a valuation increase of 4.8%.

The basic weighted average number of shares inissue during the
year was 927m (2020/21: 927m).

3. Dividends - C. . -
In Octaber 2020, we announced our new dividend policy, setting the
dividend as semi-annual and calculated at 80% cof Underlying EPS
based on the most recently completed six-month period. Applying
this policy, the Board are propesing a final dividend for the year
ended 31 March 2022 of 11.40p per share. Payment will be made
on Friday 2% July 2022 to shareholders on the register at close of
business on Friday 24 June 2022, The dividend will be a Property
income Distribution and no SCRIP alternative will be offered.

Balance sheet

2022 202
As at March Sectign £m Em
Property assels 10,474 9.140
Other non-curvenl assets 69 51
10,545 9.191
Other net current liabilities 1314} (203}
Adjusted net debt & (3,458} 12,938]
Other non-current liabilities - -
EPRA Net Tangible Assets 5,711 4,050
EPRA NTA per share 4 727p 548p
Non-cenirolling interesis 15 59
Other EPRA adjustments' [53) (124)
IFRS net assets 5 4,733 5983

Proporticnally consolidated basis.

1. EPRA Net Tangible Assets NTA is a peoportionally consalidated measure
that is based on IFR'S net assets excluding the mark-to-market on derivatives
and related debt adjusiments, the carrying value of intangibtes, the mark-lo-
market on the convertible bonds, a5 well 3s deferred taxation on property
and derivative valuations. The metric includes the valualion surplus on
trading properties and is adjusted for the dilutive impact of share options.
Details of the EPRA adjustments are included in Table B within the
supplementary disclogures.
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4. EPRA Net Tangible Assets per share

pence
20 Valuation Undertying Dhidend Finance 2022
performance Profit liability
management
& other

The 12.2% increase in EPRA NTA per share reflecis a valuation
increase of §,8% compounded by the Group's gearing.

Campus valuations were up 5.4%, driven by our actions with strong
leasing and development activity at Regent’s Place and Broadgate
in particular generating uplifts of 6.7% and 5.1% respectively. Yields
moved in 11bps and ERVs were flat. Campus devélopments were
up 11.7% reflecting a very sirong perfarmance at Canada Water

of 18.3% which now reflects aur new joint venture with
AustralianSuper.

Valuations in Retail & Fulfilment wére up 7.9% overall, with imward
yield shift of 97bps and ERV decline of 2.8%. There is a significant
variance al a sub-sector tevel, with Retail Park valuations showing
a strong performance of 20.7%, driven by inward yield shift of 151
bps underpinned by strong invesiment market and imgroving
occupational markel given their relative affordability and
compatibility with online retail. Shopping Cenires valuations

were down 6.1% in the year with ERVs down 5.2%: yields have
maoved outwards by 3bps in the year, although we saw mild

yield compression in the secand half,

5. IFRS net assets

IFRS net assets at 31 March 2022 were £6,733m, an increase of
£790m trom 31 March 2021, This was primarily due to IFRS profit
after tax of £960m, olfset by dividends paid in the year of £157m
and the purchase of the ramaining 21.9% units in the Hercules
Unit Trust from non-controlling interests of £38m.
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FINANCIAL REVIEW continued

Cash flow, net debt and financing

4. Adjusted net debt'
Em

Flerd] [hsposals Acquistions Develop-  Matcash  Dividends  Oiher 2022
ment ang from
capex  operations

. Adjusted nel debt is a proportionally consolidaled measure. It represents the
Group net debt as disclased in Note 17 1o the financial statemenis and the
Group's share ol jaint ventures’ net debt excluding the mark-to-markel on
derivatives, related debt adjustmenis and non-centrolling inieresis.

A reconciliation between the Group net debt and adjustied net debt
isincluded in Table A within the supplementary disclosures.

Acquisitions net of disposals increased debt by £244m whilst
development spend totalled £266m with a further €61m an capital

expenditure related ta asset management on the standing portfolio.

The vatlue of recently completed and cormmitted developments
is £1.032m, with £648m cosis Lo come. Speculative develepment
exposure is 6.4% of ERV lincludes space under offer]. There are
1.9m sq It of develapments in our near teem pipeline with
anticipated cost of £963m.

7.Financing .
Graup Praportienally consalidated

2 2021 2022 2021
Net debt/adjusted
net debt' €2,541m  E£224%9m  £3,458Bm  £2,938m
Principal amount
of gross debt €2,562m  €£2291m  £3,648m  £3,i83m
Loan to value 26.2% 25.1% 329% 32.0%
Weighted average
interest rate 2.6% 2.2% 2.9% 29%
Interest cover 5.6 43 35 30
Weighted average
maturity of
drawn debl b.byears 70years &9years 7.byears

1. Group data as presented in Note 17 of the linancial statements. The
propartionally consolidated figures include the Groug's share of joint ventures’
nei debt and exclude the mark-1o-market on derivanves and refatzd debt
adjustments and non-controtling interasts.
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At 31 March 2022, our proportionally consaolidated LTV was
32.9%, up from 32.0% a1 31 March 2021. The impact of positive
valuation movements decreased LTV by 710 bps. This was offset
by acquisitions net of disposals which added 150bps, as wall

as development spend which added 200 bps. in April 2022, we
exchanged on the sale of a 75% interest in the majority of our
assets in Paddington Central to GIC; following its completion
LTV falls to 28.4% on pro farma basis, Note 17 of the financial
statements sets out the calculation of the Group and
proportionally consolidated LTV.

In June 2021 we completed the refinance of 100 Liverpool Street
with the Broadgate joint venture raising a new E420m 5 year
‘Green Loan’ secured by the property at an initial LTV of ¢ 50%.

As part of the refinance, this BREEAM Ouistanding and net

zero carbon development was released from the Broadgate
securitisation alongside the redemption of £197m of bonds.

The new financing was voted Financing Oeal of the Year: ‘
UK by Real Estate Cagital Europe for 2021,

In September our £138m US Private Placement matured and was
repaid as planned, using cornmitted bank facilities

In February, we extended cur €450m ESG-linked Revolving Credit
Facility by a further year to 2027, with the agreement of all eight
banks in that facilily.

In March, we sigined a new £100m ESG-tinked bilateral Revolving
Credit Facility with an initial five year tetrn, which may be extended
up to seven years at British Land’s request, subject o the bank’s
consent. In keeping with our sustainahility strategy, the facility
includes two ESG-related KPIs focused on the BREEAM ratings of
our developments and assets under management (aligned with the
KPls in the £450m RCF). Thus brings our total Green/ESG-tinkad
finance o £1bn.

As aresult of this financing actwity, at 31 March 2022, we had
£1.3bn of undrawn facitities and cash. Based on our current
commitments and available facilites and following the completion
of the Paddington sale. the Group has no requirement to refinance
until late 2025.

Our debt and interest rate management approach has enabled
us to maintain a low weightled average interest rate of 2.9%.

Fitch Ratings, as part of their annual review in August 2021
affirmed all our credit ratings. with a Stable Qutlook: senicr
unsecured credil rating "A’, long term IDR 'A-" and short term
IDRF1°,

Our strang balance sheet enables us ta deliver on our strategy.

-

Bhavesh Mistry
Chief Financial Officer



FINANCIAL POLICIES AND PRINCIPLES

Financial
strength

and balanced
approach

With our sound financial footing,
we are well positioned to respond
to market challenges and pursue

growth opportunities.

Leverage

We manage our use af debl and equity
finance to balance the benefits of leverage
against the risks, including magnification
of property returns. A loan to value [LTV']
ratio measures our leverage, primarily on a
proporticnally consclidated basis including
our share of joint ventures [and excluding
any non-cenkrolling interests). At 31 March
2022, our proporticnally coasolidated LTV
was 32.9% and the Group measure was
26.2%. Following the sale of a 75% interest
in the majority of our assets at Paddington
Central, propartianally consolidated LTV

i5 28.4% an a pro forma basis. Qur LTV 1s
rmonitored in the context of wider decisions
made by the business, We manage our LTV
through the property cycle such that eur
hnancial position remains rabust in the
event of a significant fallin property values.
This means we do not adjust our approach
1o leverage based only en changesin
property market yields. Cansequently,

our LTV may be higher at the low point

in the cycle and will trend downwards

as macket yields tighten.

Debt finance

The scale of aur business, combinad with
the quality of our assets and rental income,
means thal we are able to approach a
diverse range of debt prowiders o arrange
finance on attractive terms. Good access
to the capital and debt markets allows us
to lake advantage of opporiunities when
they arise. The Group's approach to debt
financing for British Land is to raise funds
predominantly on an unsecured basis with
our standard financial covenants {set out en
page B3| This provides flexibility and low
operationat eost. Qur joint ventures which
choose 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 govern the

way we struclure and manage debl.

Monitoring and controlling

our debt

We monitor our debt requirement by
reviewing current and projected borrowing
levels, available facilities, debt maturity
and interest rate exposure. We underlake
sensitivity analysis tc assess the impacl

of proposed transactions, movements in
interast rates and changes in property
valves on key balance sheet, liquidity and
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profitability ratios. We also consider the
risks of a reduction in the availability of
finance, including a temporary disruption
af the financing markets. Based on our
current commitments and available
facilities, the Group has no requirement
to refinance until late 2025. British Land’s
undrawn facilities and cash amounted to
E1.3bnat 31 March 2022,

Managing interest rate exposure
We manage our inleresl rate profile
separately from our debt, considering

the sensitivity of underlying earnings to
movements in market ratas of interest
over a live-year pericd. The Board sets
appropriate ranges of hedging on debt aver
that period and the longer term. Our debt
finance is raised at bath fixed and variable
rates. Derivatives (primarily interest rate
swaps and ¢aps) are used ta achieve

the desired hedging profile across
propartionally consotidated net debt.

. As at 31 March 2022, the interest rate an

our debt was futly hedged on a spot basis.
Following completion of the Paddington
Cenlral transaction, an average over next
five years we have interest rate hedging on
79% of our projected debt, with a decreasing
prafile over that period. Accordingly we have
2 higher degree of protection on interest
costs in the short term and achieve market
rate finance in the medium o longer ferm,
The hedging reguired and vse of derivatives
is managed by a Derivatives Committee. The
interest rate management of joint ventures
is considered separately by each enlity's
board, taking into account appropriate
factors for its business.

During the year we completed the transition
fram LIBOR to SONIA as the reference

rate for Sterling under all our debt and
derivatives agreements. '

Counterparties

We monitor the credit standing of our
counterparties to minimise risk exposure

in placing cash deposits and arranging-
derivatives, Regular reviews are made of the
external credil ratings of the counterparties.

Foreign currency

Our policy is to have no material unhedged
net assets or liabilities denominated in
foreign currencies. When attractive terms
are available, the Group may choose to
herrow in currencies other than Sterling,
and wilt fully hedge the fareign

currency exposure.
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FINANCIAL POLICIES AND PRINCIPLES continved The British Land Company PLC 00621920

Our five guiding principles

Diversify our sources of finance

We moniter finance markets and seek 10 access
different sources of finance when the relevant
market conditions are favourable, to meet the
needs of our business and, where appropriate,
those of our joint venturas and funds. The scale
and quality of our business enables us to access
a broad range of unsecured and secured,
recourse and non-recourse debi. We develop
and maintain long term relationships with banks
and debt investors. We aim to avoid reliance on
particular sources of funds and barrow from a
large number of lenders from different sectors in
the markel across a range of geographicat areas,
with around 30 debt providers in bank facilities
and private placements alone. We work to ensure
that debt providers understand our business,

adopling a transparent approach to provide
sufficient disclosures to enable them lo evaluaie
their exposure within the overall context of the
Group. These lactors increase pur attractiveness
ta debt providers, and in the last five years we
have arranged £3.3bn (British Land share £2.9bn}
of new finance in unsecured and secured loans,
Sterling bonds and US Private Placements,
inctuding £1.0bn of Green/ESG-linked finance.
We also have existing long-dated debeniures

and securiiisation honds. A European Medium
Term Note programme is maintained lo enable
us o access the Sterling/Euro unsecured bond
markets and our Sustainable Finance Framewark
enables us o issue Sustainable, Green’, and/or
Social finance, whenitis appropriate for

our business,

£3.6bn

total drawn debt
{proportionalty
consolidated)

in over

20

debt instruments

Phase maturily of debt portfotio =~ -~ .
The maturity profile of our debt is managed with
a spread of repayment dales, currently between
one and 16 years, reducing our refinancing risk
in regard o liming and market conditions. As a

result of our financing and capital activity, we are
ahead of our preferred refinancing date horizon
of not less than two years. In accordance with our
usual practice, we expect 1o refinance facilitias
ahead of their maturities.

6.9 years

average drawn
debt maturity
Iproporticnally
consalidated)

Maintain liquidity

In addition ta cur drawn debdt, we aim always
Lo have a goed level of undrawn. commiited.,
unsecured revolving bank facilities. These
facilities provide financial liquidity, reduce the
naed to hold resources in cash and deposits,
and minimise costs arising from the difference

batween borrowing and depaosit rates,

while reducing credit expasure. We arrange
these revolving credit facilities in excess of our
cammutted and expected requirements 1o ensure
we have adequate financing availability to support
business requirements and new apportunities.

£1.3bn

undrawn facilities
and cash

Maintain flexibility

Our facilities are structured to provide valuable
flexibility for investment activity execution,
whether sales, purchases, developments or 3sset
management initiatives, Qur unsecured revelving
credit facilities provide full operatisnal flexibility
of drawing and repayment {and cancellation if we
requirel at short natice without additienal cost.

These are arranged with siandard terms and
financial covenants and generally have maturities
of five years. Alongside this, our secured term
debtin debentures has good asset security
substitutien rights, where we have the ability

to move assets in and out of the security poal,

as required for the business.

£1.9bn

total facilities

82

Maintain strong metrics

We use both debt and equity finzncing. We manage
LTV through the property cycle such that our
financial position would remain robust in the
avent of 3 significart fall in property values and
we do not adjust our appreach to leverage based
only on changes in preperty market yields. We
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manage our interest rate profile separately from
our debt, setling appropriate ranges of hedged
debt over a five-year period and the longer term.
We maintained our strong senior unsecured
cradit rating ‘A, long term DR credit rating "A-".
and short term IDR ¢redit rating F17, affirmed
by Fitch guring the year with Stable outlook.

32.9%

LTV lpraportionally
consolidated)

A

senior upsecured
credit rating



Group borrowings

Unsecured financing for the Group includes
bilateral and syndicated revolving bank
facilities |with initial maturities usually of
five years, often extendable}: US Private
Placements with maturities up to 2034,

and the Sterling unsecured bong

maturing in 2029,

Secured debi for the Group comprises
British Land debentures with maturities up
to 2035 and Hercules Unit Trust bank loans.

Unsecured borrowings

and covenants

There are two financial covenants which
apply across all of the Group's unsecured
debt. These covenants, which have been
consisiently agreed with alk unsecured
lenders since 2003. are:

- Net Barrowings not to exceed 175%
of Adjusted Capital and Reserves

- " Net Unsecured Bofrowings not to
exceed 70% of Unencumbered Assels

There are no income gr inlerast cover
covenants on any of the ynsecured debt of
the Group. The Unencumbered Assels of the
Group, nol subject to any securily, stood at
£5.1bn as at 31 March 2022.

Unsecured financial covenants

Altheugh secured assets are éxcluded from
Unencumbered Assets far the covenant
calculations, unsecured lenders benefit
from the surplus value of these assets
abaove the related debt and the free cash
flow from them. During the year ended
31 March 2022, these assels generated
£35m af surplus cash afler psyment of
interest In additien, while investments
in joint ventures do nat form part of
Unencumbered Assets, our share of free
cash flows generated by these ventures
is regularly passed up to the Group.

Secured borrowings

Secured debt with recourse 10 British

Land is provided by debentures with

long maiurities and limited amertisation.
These are secured againsi a cornbined
pool of assets with common covenants; the
value of the assels is required to cover the
amount of the debentures by a minimum of
1.5 times and net rental income must cover
the interest at 18asl ance. We use our rights
under the debentures to actively manage
the assets in the security pool, in line with
these cover ratios.

Hercules Umit Trust has two bankl6ans”™
maturing in December 2022 and 2023
arranged for its busingss and secured on
its property pertfolios, without recourse
ta British Land. These loans include LTV
covenants [65% and 60%), and income-
based covenants.

We continue 1o locus on unsecured finance
at a Group level.

.
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Borrowings in our joint ventures
External debt for our jaint ventures

has been arranged through long-dated
securitisations or secured bank debt,
according to the requiremenis of the
business of each entity.

The securitisations of Broadgate [£1,102m)
and Meadowhall [E519m} have weighted
average maturities of 8.9 years and 6.9
years respectively. The key financial
covenant applicable is to meet interest
and scheduled amortisation [equivalent to
one times cover); there are no LTV default
covenants. These securitisations have
quarterly amortisation with the batance
oulstanding reducing toc approximately 20%
to 30% of the ariginal amount raised by
expected final maturity, thus mitigating
refinancing risk.

In the Broadgate joint venture, a new
secured £420m Green loan was arranged
during the year which inciudes LTV and
ICR covenants.

Qur West End offices joint venture with
Allianz has 2 secured bank loan which

_alsoincludes LTV and ICR covenants.

There is no abligation for British Land to
remedy any breach of these covenants in
the debt arrangement of joint ventures.

022 021 2020 2019 018
Ag 31 March % * % % %
Net borrowings to adjusted capital and reserves 36 33 40 29 2%
Net unsecured borrowings to unencumbered assets 30 25 30 21 23
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MANAGING RISK IN BELIVERING OUR STRATEGY

Managing risk

For British Land, effective risk
management is fundamental to how
we do business. It directly informs
our strategy and how we position
the business to create value whilst
delivering positive outcomes for all
our stakeholders on a long term
sustainable basis.

Our key activities in the year

- Continued to manage our response to
Covid-19 with business resilience and risk
management al the core of our approach.

- Proactively managed our rent collection
and occupker rigk.

- Realigned the principal risk categories ta
our strategy and evaolving markels.

- Introduced format internal testing of key
controls operating effectiveness, as part of
a wider roadmap of readiness activities far
the UK Government's proposed corporate
governance referms.

- Enhanced our IT infrastructure and cyber
security environment and key controls.

Completed scenario analysis of both

physical and transitional climate-related
risks aligned to TCFD requirements. Also,

we have undertaken detailed net zero carbon
audits across 29 of cur major office and retail
assels and have undertaken EPC modelling
across our managed assels,

Qur priorities for 2022/23

- Continue to regularly support the business
through managing the risks arising from both
the macroeconomic environment and the war
in Ukraine.

- Etfective risk management of our key
operational risks including development,
health & safety, our partnerships with third
parties and our accupier Fisks.

- Wark with the business to mitigate the risks
in delivering our 2030 Sustainability Strategy.

- Continue ta deiiver on our roadmap of
readiness activities for the UK Government's
proposed corporate refarms, including
continuing to enhance our internal
control framewark.

- Continue ta enhance our IT infrastruclure
and IT general contral environment.

Risk management

We maintain @ comprehensive risk
management process which serves 1o
identify, assess and réspand to the range of
financial and non-financial risks facing aur
business, including those risks thal could
threaten solvency and liquidity, as well as
to identify emerging risks. Qur 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 af our apportunilies.

Our integrated risk management approach
combines a top-down strategic view with

a complementary bottom-up eperational
process as outlined in the diagram and
detailed below.

Governance

The Board has cverall responsibility

for risk and for maintaining a robust risk
management and internal control system.
The Board is responsible for determining .
the level and type of risk that the Group

is willing 1o take in achieving its strategic
objectives. The amount of risk is assessed
in the context of our sirategic priorities
and the external environment in which

we operate - this is our risk appetite

{as delailed averieaf). The Audit Commitiee
and CSR Commitiee support the Baard by
providing a key oversight and assurance
rale. The Audit Committee is responsible
for reviewing the effectiveness of the

risk management and niernal control
processes during the year.

The Executive Oirectors and Risk
Commitiee [comprising the Execulive
Committee and senior management across
the business, chaired by the Chief Financial
Cificer] have overall accountability {or the
rmanagement of risks across the business.
Principal risks are evaluated and manilared
by the Risk and Audit Commiitees, with
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appropriate mitigation measures
implemented as reguired.

The effective day-ta-day management of
risk is embedded within aur operational
business units and forms an integral part
of all activities. This bettom-up approach
allows potential risks to be identified at an
early slage and escalated as appropriate,
with mitigations put in place to manage
such risks. Each business unit has a
designated risk representative and
maintains a comprehensive risk register.
Changes to the risk register are reviewed
quarierly by the Risk Commitlee, and we
formally report on the significant and
emerging risks to the Audil Committee
every six months.

Internat audit acts as an independent and
abjective assurance function by evaluating
the effectiveness of our risk management
and internal control processes, through
independent review, s

Through this approach, the Group operates

a ‘three tines of defence’ medel of risk
management, with operational management
forrming the lirst ling, the Risk Commiitee
and imernal risk management tzam forming ,
the second line, and finally Internal Audit as
the third line of defence.

In summary, our approach to risk
managerment is céntred on being risk-aware,
clearly defining our risk appelite, responding
to changes to our risk profite quickly and
hawving a sirong risk management culture
amang emgployees with clear roles and
accountability, Qur organisational structure
ensures close involvement of senicr
management in all significant decisicns

as wel as in-house management of gur
developmant, asset and properly
management activities.

To read more about the Board and Audit Cornmiltee’
risk oversight see pages 109, 125 and 126

w

Our integrated risk management approach

Top-down
Sirategic risk management

Review external environmaent
Robust assessment of principal tisks
Set risk appetite and parameters
Determine stralegic actian paints

Ildentify principal rishs

Diract delivery of strategi¢ actions
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Board/Audit Committee/CSR Committee

Risk Committee/Executive Committee

Business units

Botom-up
Dpesational risk management

Assess effectiveness of risk management
process and internal controt systems.

Report an principal risks and un¢ertainties

Lansider completeness of identitied risks
and adequacy of miligating actions

Consider aggregation of risk
expasures across the business

Report current and emerging fisks

Identify, evaluate and mitigate operational
risks recorded in risk registes
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- —rnitigating aclions need Lo be taken”The—

Our risk appetite

Our risk appetite lies at the heart of our
approach to risk management and is
integral 1o 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 arder to guide the actions management
takes in executing our strategy. Our risk
appetite is cascaded throughout the
business by being embedded within our
policies, procedures and internal controts.

We have idertified a risk dashboard ol Key
Risk Indicators [KRIs) for each principal
risk. with specific tolerances to track
whether our risk exposure is within our risk
appetite or could threaten the achievernent
of our strateyic priorities. The risk
dashboard is reviewed quarterly by the
Risk Commitiee and serves as a catalysi
for diseussion aboul how our principal
risks are changing and whether any further

risk indicators are a mixture of leading and
lagging indicatars, with ferecasts pravided
where available, and focus on the most
significant judgements alfecting our

risk exposurg, including: our investment
and development strategy: the level of
occupational and development expasure;
our sustainadility risks; aur financial
resilience; and our key operaticnal
business risks (as illustrated in the
principal risks table on pages 88-9éi.

Whilst our appetite for risk will vary over
ttme and during the course of the preperty
cycle. in general we maintain a balanced
averall appetite for risk, appropriate for our
sirategic objective of delivering long term
sustainabie value. The Board has reviewed
our risk apgetite in ight of the continued
macroeconomic uncertainty and canfirmed

that our current risk appetite is appropriate.

In summary, our appetiie for financial and
compliance relaled risks remains low,
whilst aur appetite for property and
operational related risks 1s moderate.
reflecting our strategy with an increased
focus on development, active capital and
properly management and associated
reposiioning sppartunities.

Significant factors which contribute to
our balanced appetite for risk across
our business include:

- approach to capital allocation
focusing on prime assets or assets
with repositioning potential, and
therefore fimited obsolescence risk

- discipiined approach to development
including a balanced approach to our
speculative exposure

- maintaining an efficient capital
srructure and robust liquidity positien

- adiverse occupier base

- experienced Board and seniar
management tean. ,

Qur risk focus

The volatile and uncertain environment
created by the Covid-19 pandemic, coupled
with 3 backdrop of increasing geopolitical |

and macrogconomic uncertainty has

continued to present an uncertain general
risk environment for our business to
navigate throughout the year. Covid- 19 was
viewed as an overarching risk rather than
a single principal risk and fundamentally
affected all aspects of our business. Whilst
our performance continued 1o be impacted.
our rant collection has recovered (o close
to pre-pandemic levels as the LUK econamy
recovered across the year,

Loaking farward. the remaoval of alt
Covid-19 restrictions in England from April
2022 tollowing the successful vaccination
programme reduces the risks relating ta
Covid-19. particularly in refation 1o our
rmacroecanomic, property markets, major
pusiness event, custamer and people risks.
However, it rs likely that Covid-19 will stilt
be prevatent in society and the risk of
further Covid-19 variants, and whether
current vaccines will deal with them
effectively or not, remains. Also, the long
term impact of Covid-19 on the future
demand for and use of space, the evolution
of customer behaviour finclugding an
acceleration of trends in flexible working
and online shoppingl and travel patterns
could have further implications for the real
estate market and the Group's pertiolio.
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There are also wider concerns that we are
potentially entering an extended period of
global volatility with several increasing
macroeconomic headwinds including
energy price volatility, supply chain
disruption and material and tabour
shortages. These are allincreasing
inflationary pressures, and are being
campounded by the war in Ukraine, and
may give rise to further interest rate rises
and in turn serve to dampen-UK econarnic
growth, Whilst these headwinds continue
to evolve, we have set out in our principat
nsks table the key potential impacts on our
business and how we plan to mitigate these.

Risk management, and the Group's
cantinued ability to be flexible to adjust

and respond to these external risks as

they evolve, will be fundamental to the future
perfermance of aur business. The challenges
of the last twa years have demonstrated the
resilience of aur business model, 2nd aur
rebust risk management e protect our
business through this period of uncertainty
and adapt to a rapidly-changing environment.

-Durir'\g the year, the Risk Cammitiee
has also focused on key operational risk
areas across the business including:

- aprogramme to enhance and
strengthen our key financizl and
operational conirols

- a site-specific risk assessment and
cornpliance review acrass our assets

- information security general controls
incarporating vulnerability scanning
and cyber security testing

- occupier covenant risk and working
proactively with cusiomers o
maximise colleclion raies

- covenant strength af key development
cantractors and subcentractors, and
managing our exposure to them

- health, safety and envirenmenlat risk
management and compliance with
aur key performance indicators. Qur
health and safety management system
was re-cerlified under 150 45001

- climate risks incorparating our
TCFO transition risk assessment
and EPC ratings of our assets

- supply chain and new supplier
onhearding precess

- internal audit reviews and the
implementation of any control findings

or process improvement opportunitias.
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MANAGING RISK (N DELIVERING QUR STRATEGY conlinued

Our principal risks and assessment
Our risk management framework is
structured around the principal risks facing
British Land. We use a risk scoring matrix
to ensure risks are evaluated consistently:
we assess the likelihoad, the financial
impact lto both income and capital values)
and the reputational impact. From this

we identify both the external and inlernat
strategic and operational principal risks
which currently have a higher likelihood and
poiential impact on pur business. Whiist the
Board recognises that it has fairly Uimiked
control over the external principal risks,

it reviews their potential impact on our
business, and these are taken into account
in pur decision making. For our internal
principal risks the Board makes sure that
appropriate controls and processes are in
place tg manage these risks.

The Board confirms that a robust
assessment of the principal and emerging
risks facing the Group. including-lhase that
would threaten its business model, future
performance, solvency or liquidity, as well
as the Group’s strategic pricrities, was
carried out.during the year taking into . . -
account the Covid-19 risk and the evolving
economic and geopelitical environment,

In the year, following a therough review
exercise invalving the Risk and Audit
Committees, we have refreshed our
principal risks to take into accounk how our
strategy and markets are evelving, tagether
with combining several interrelated risks.
The key changes and assessments are
summarised below, and in the principal
risks table on pages B8-94, including the
key impacts on our business, our mitigating
actions and pur key risk indicators.

New risk

Operationat and Compliance risks

The combination of several key operational
risks 10 our business involving information
systems and ¢cyber security. haalth and
safety, third party relationships and
finangial crime compliance have been
elevated into a new principal rick category.
reflecting their significance te aur business
and the increased focus on these areas

by bath the Risk and Audit Commitiees.

Changing risks

Property Market risks

The key occupier and investment market
risks to our sectors, together with the
structural changes facing our markets,
have been aggregated inlo a broaders
external Property Market risk. This will be
assessed individually for our key sectors
of Campuses, Relail and Urban Logistics.

Portfolio Strategy risks
Qur portlaiio strategy risk has evolved

- to reflect the risks in execuling our active

management and development approach
and eur capital aillacation plans in
delivering performance.

Whilst our ability to recruit and retain
people with the right skills to deliver our
sirategy was already recognised as a
principal risk Lo our business, we have
widened this to incorporaie the cultural
risks Lo our business.

Customer risks

Our incame sustainability was previously
considered a principat risk, but1s now
recognised as being a cansequence of
our overall customer risks incerparating
pur occupancy and incorme risks. This
incorporates the risks of customer default
or an inability to retain our custorners and
meet their gvalving needs, together with
QUF conceniralion ang expasure risks 1o
individuat occupiers or sectors.
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Financing risks

The interretated financing risks of
availability and cost of finance, our capital
structure and our financing strategy have
been combined inte 3 broader single
financing risk.

Risk assessment

Qur current assessment is that the

general external environment in which the
Group operates remains unceriain, albeit
several principal risks lo our business have

" raduced fram their etevated pasition last

year reflecting the lessened imgact of
Covid-19 and the respening of the UK
economy. These include: .

- Political, legal and regulatary risks.

- Praperty market risk for our Campuses.
- Major events/business disruption risks.
- Cuslomer nisks.

At the same Lime, our environmental
sustainability and people and cullure - -
risks have increased slightly:

- environmental sustainability risk
continues Lo increase in prominence
and impartance to our business, our
cusiomers and other key stakeholders.

- peaple and culture risk has increased
in the year, reflecting the challenging
operaling enviraprmeant caused by
Covid-19 tegether with general rising
wage expeclations and a recent increase
in employee mability.

See risk heat map on the right.



Risk heat map
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Likelihood
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Low

Mediurm
tmpact

High

Key

Our strategic priorities
(O Realising the patential of
our Campuses

O Progressing value
accretive development

O Targeting the oppartunities
in Retail & Fulfilment

O Active capital recytling
O Environmental leadership

Change year on year
<> No change

T Increase
J, Oecrease
O New Principal Rigk

Our risk assessment

Principat risk Related Change in risk Principal risk Retaled Change in risk
Siralagic assessment Strategic assessment
Priorily in year Pricrity in year
External Risks Internal Risks
E Macragconomic Risks Q00000 E Portfolio Strategy Risks  OOQO0 PEN
Political, Legal and -
Requlatary Risks 00000 ¥ Izl Developmenl Risks Q00O O x4
[zl Property Market Risks 06 o6 . m Financing Risks 00000 )
ta) Cam?uses OOO AN Envirunmenlal OOOOO ’i\
Ib! Retail O Sustainabilily Risks
Lil !JrhEan L:}g;;“:_s' " QOO0 1 IZ] Peopie and Culture Risks QOOC0O T
% | Major Events/Busines
Disruption Risks 00000 Customer Risks QOO0 d
Operational and 00000 O

Compliance Risks

Mate: The above illustrates principal risks which by their nature are thase which have the patential to significantly impact the Group’s strategic objectives, financial
position or reputalion The heat map highlights net risk, afier taking account of principal mitigations. The arrow shows the mevement from the 2021 peint,
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PRINCIPAL RISKS

External Principal Risks

onomic Risks
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The UK econemic climate and changes to
fiscal and monetary policy presents risks
and oppertunities in property and financing
markets and to the businesses of our
customers which can impact both the
delivery of our strategy and our

financial performance.

How we menitor and mitigate the risks

-~ The Board, Executive Commutiee and
Risk Commillee regularly assess the
Company s strategy in the contaxt of
the wider macroeconomic envirgnment
in which we operale to assess whether
changes Lo the economic autlook justify 3
reassessment of our strategic priorisies,
our capital allocation plan and the risk
appetite of the business. B

© =" Our strategy team preparé a-quarferly

dashboard fcr the Board, Executive

and Risk Committees which tracks key

macroeconomic indicators both from

mnternal and independeni external

sources lsee KRIs], as well as central

bank guidance and government policy.

Il

(@) Political, Legal, and R

- Regular stress testing our business plan
against a downturn in econemic outlook
to ensure our financial position 1s
sufficiently flexible and resilient.

- Our business model focuses on a high
quality porifolio aligned tc key trends in
our markets and active capital recycling
ta maintain a strong financial positien,
which helps to protect us against

agverse changes in economic conditions.

KRis:

- Ferecast GOP growth, infiation/
deflation and interest rate forecasts.

- Consumer confidence and
unemploymeniraies.

- Stress testing for downside scenarigs

- o assess the impact of differing

market conditions.

Change inrisk assessment in year

Macroecocnomic risk has remained
consistent during the year and is
considered a high impact risk with
a medium te high probability.

The UK ecenomy strengthened significantly
in the period following the reopening of

the economy with consumer conhdence
improving over the summer, however, rising
fued and food prices have affected confidence
more recently and there are concerns that
economic momentum slows.

The current ecanomic backdrop

remains uncertain reflecting the on-going
Covid-19 risk and several macroeconomic
headwinds, including inflationary pressures,
which have been compounded by the war

in Ukraine, with potential subsequent
impacls on interest rates, rental income,
construction cosls and property valuations.

Opportunity

The strength of-our balance sheet, quality

of our assets and experienced Baard and
management team pui us in a strong
position 10 help us to navigate through these
near lerm challenges and take advanlage

of apportunities as they risa, including
conlinuing fo invast in growth sectors

and our development pipeline.

Significant political events and
regulatory changes, including the impact
of Government policy respense to the
pandemic, bring risks principally in

four areas:

- Reluctance of investors and businesses
ta make investiment and occupational
decisions whilst the guicome
Femains uncertain.

- Theimpact on the case for investment
in the UK, and on specific policies and
requlation introduced, particulasly those
which directly impact real estate or
our customers.

- The potential for a change of tgadership
or politicat direction.

- The impact on the businesses of our
occupiers as well as our own business.

How we moniter and mitigate the risks

- Whilst we cannot influence the outcome
of significant palitical events, the nsks
are taken into account wher selting
our busingss strategy and when
making strategic investment and
financing decisians.

- Internally we review and monitor
praposals and emerging policy and

legistation ta ensure that we take the
necessary steps to easure compliance,
if applicable. Addilienzlly. we engage
public affairs consultants to ensure that
we are properly briefed on the potential
policy and regulatory implications of
political events.

- Where appropriaie, we act with other
industry parlicipants and representative
bodies o contribute to policy and
regulatory debate, We monitor
and respond to social and political
reputational challenges relevant
to the industry and apply our own
evidence-based research to engage
in thought leadership discussions.

KRIls:

- Moniter changes within the
geopalitical environment, UK palicies,
laws or regulations,

Change in risk assessment in year

The political, legal and regulatory risk
outtock has reduced over the year with
Covid-19 related political uncertainty
eased, but still remains elevated with both
a medium to high impact and probability,
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Foltowing the successfut vaccination
programme, political uncertainty due Lo the
national and global response to Covid-19 has
tessened, though risks in response to the
econamic impact of the Covid-19 pandemic
remain, including potential tax rises

tor businesses.

The rent moratorium recently came to an
end. with the UK Government introducing
a binding arbitration scheme for certain

arrears built up during lockdowa periads.

The giobal geopolilical environmeant
remains uncertain, heightaned by the recent
war 1n Ukraine, with paientiat impacts on
security, cyber risks, sanctions compliance,
supply chams and repulational risks

Opportunity

We canfinue lo closely menitor the political
cutlook and any potential changes in
regulations to ensure changes which may
impact lhe Group, or our customers, are
identfied and addressed appropriately. We
work closely with Government, direcily and
through our membership of key property
industry bodies, to input into regulation as
draft propoesals are announced. Through
this proactive approach, we view the right
kind of regulation and legislation as an
opportunily for our business to outpertorm.
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@) Property Market Ri

Underlying income, rental growth and
capital performance could be adversely
affected by a reduction in investor demand
ar weakening occupier demand in our
property markets.

Structural changes in consumer and
business praclices such as the growth
of online retailing and flexible working
practices (including more working from
home] could have an adverse impact on
demand {or our assets.

How we monitor and mitigate the risks

- The Board, Executive Committee
and Risk Commiltee regularly assess
whether any current or future changes
in the property market outlook present
risks and oppertunities which should be
reflected in the execution of our strategy
and our cagital allocation plan.

.- Qur strategy team prepare a quarlerly
dashboard for the Board, Executive and
Risk Comrnittees which tracks key
investment and occupier demand
indicators both from internal and
independent external sources [ses KRIs}
which are cansidered alongside the
Committee members’ knowledge and
experience of market activity and trends.

- We focus on prime assels or those with
repositioning potential and sectors which
we believe will be more resilient over the
medium term to a reduction in occupier
and invesior demand.

- We maintain strong relationships
wilh our otcupiers, agents and direct
inveslors active in the market and
actively monitor trends in our sectors.

- We stress test our business plan for
the effect of a change in rental growth
prospects and properly yields.

KRls:

- Occupier and investor demand
indicators in our sectors,

- Margin between properly yields
and borrowing costs,

- Online sales trends.

- Footfall and retail sakes to provide
insight intg consumer trends.

- Campus accupancy to provide insight
into accupier trends and people
visiting our Campuses.

Change in risk assessmentin year

Campuses

Our Campus property market risk

outlook has reduced in the year and is
considered a medium impact risk with a
medium probability.

As the economy strengthened over the last
year, bath investment and occupier markels
have improved for Landen offices, with
investment activity particularly driving yield
compression. Take up has been mixed and
polarised fowards best in class space.
Availability across the market remains
above the long term average but has
maderaied; and is skewed tawards
secondhand, poorer quality space.

Structurak risks remain from increased
warking [rom home, accelerated by the
impact of Covid-1%, enabling seme
businesses to reassess their reat
estate options.

Opportunity

QOur Campus modet is centred on providing
well connected, high qualily and sustainable
buildings with atiractive amenity which
aligns to our custemers needs and
expectations and 1s an ymportant
differentiator of our space. We have been
encouraged by the sirength of our leasing
activity across our Campuses this year.

Key: Change in risk 2ssessmenl from last year

Increase No change

Decrease

m New risk

Retail

Our Retait property market risk outlook has
remained consistent and is considered a
medium impact risk with a high probability.
The occupational market for retail has
endured a challenging few years reflecting
the structural shift to online which has
accelerated through Covid-19. Retailers’
profitability is continuing to be put under
pressure due 1o increased costs, such as
rising input costs, wages, business rates
and the erosion of margins from online
competition. Shopping Centres have been
impacted more sevarely by this, whereas
retail parks, which are more affordable

and resilient to anline, have fared better.

As in the accupational markel, investment
activity has been skewed towards relail
parks reflecting lower occupancy costs

for retailers and the important role retail
parks can ptay in online futfilment; and as a
result, yields have moved in, The investment
market for shopping centres has continued
to be wezk, although there are signs of
renewed investor interest.

Opportunity

Our Retaif portfolio fecuses on retait parks
aligned to the growth of convenience and
supports retailers omnichannei strategy.
Despite the challenges in retail, this has
been a strong year fer our {easing activity
and retailers conlinue to recognise we affer
some of ihe best quality space in the UK.
We are focused on maintaining high
occupancy, accepting appropriaie rents
which are more sustainable in the lang
term.

E Urban Logistics

The urban logistics property market risk
outlook has heen added as one of our key
sectors and is considered a medium
impact risk with a low probability.

Both the accupational and investment
market cutlack remain favourabte
vnderpinned by struciural changes in
e-commerce. Supply of the right kind of
space remains highly canstrzined and
demand is slrong, driving rental growth.

Opportunity

Qur Urban Legistics portfoiio is focused
on a development-led pipetine through the
intensification and repurposing of existing
kuildings in London.

British Land Annual Report and Accounts 2022 89



PRINCIPAL RISKS continued

N . - - ~ B -
(&) Major Evenes/Business Risrupaon Risks

The British Land Company PLC 00621920

Major glebal, regional ar national events -
could cause significant damage and

disruption to the Group’s business,

portfolio, customers, people and

supply chain.

Such incidents could be caused by a wide
range of exiernal events such as civit
unrest, an act of terrorism, pandernic
disease, a cyber-attack, an extreme
weather occurrence, environmental
disaster ar a power shortage.

The Group menitors the Kome Office
terrorism threat level, and we have
access 1o security threat information
services (o help inferm our

security measures.

We have robust IT securily systems
that support data security, disaster

recovery and business continuity plans.

We have comprehensive proparty
damage and business interruption
insurance across the portfslio.

This could result in sustained asset value
or income impairment, Liquidity or business
continuity chatlenges. share price volatility
or loss of key customers or suppliers.

KRis:

- Security Service National Threat level.

- Security risk assessments of
our asseis.

How we monitor and mitigate the risks

- The Group has comprehensive crisis
resppnse plans and incident management
procedures both at head office and
assel-level that are regutarly
reviewed ang tested.

- Assel emergency procedures are
reqularly reviewed and scenario tested.
Physical security measuras are in place
at properties and development sites,

Key: Change in risk assessment from last year

Increase No ¢hange
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Decrease

E New risk

Change in risk assessment in year

Qur major events/business disruption

risk outlook has reduced over the year as
Covid-19 related disruption to our business
has eased following the full opening of our
assets and the return to the office of our
people, but this remains a medium to high
impact risk with a medium prabability.

This risk was increased tast year as the
Group's operations were severely impacted
by the Covid-19 pandemic. Qur core crisis
management team, overseen by the
Executive Committee, co-ordinated the
Group’s operational response to the
pandemic. and the resilience of our
business model, has enabled us 1o weather
the impact since its onsel. We remain
mindful of the risks posed by any further |
Cowid-19 vanants, and whether current
vaccines will deal with them effectively.

We are also aware of the increase in global
uncertainily, heightened by the war in the
Ukraine. Specifically. terrorism remains

a threai, as is the risk of cyber security
breaches. Our crisis management team
carry out event simulations to test our
processes and procedures in raspanse

o major incidents. We also undertake
reqular cyber security training and testing.

Cpportunity

The challenges of the last two years have
demonsirated the resilience of our business
model and our rebust crisis management
and business continuity plans. We remain
vigitant ta the continued risk from the
panderic and other external threats.
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(® Pertiolio Strategy Risks
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The Greup's income and capital
performance could underperform in
absolute or relative terms as a resull of
an inappropriate portfatio strategy and
subsequent execution.

This ¢ould result from:

- incorrect seclor selection and weighting.

- poor timing of investrment and
divestment dectsions,

- inappropriate exposure to developments.

- wrong mix of assets, occupiers and
region concentration.

- overpaying for assels through inadequate
due diligence or price compelition.

- inappropriate co-investment
arrangements.

How we monitar and mitigate the risks

- The Board carrnes out an annual
review of the overall corporate strategy
incluging the current and prospective
portfolio strategy so as to meat the
Group’'s overall objectives.

- Our portfolio strategy is determined to be
consisient wilh our targei risk appetite
and is based on the evaluation of the
external environment,

- Progress against the strategy and
continuing alignment with our risk
appetite is discussed regularly by both
lhe Execuiive and Risk Commitiees wilh
reference 10 the property markets and
the external eccnomic envirpnment.

- Individual investmenl decisions are
subject to robust risk evaluation
pverseen by our Investment Commitiee
including consideration of returns
relative to risk adjusted hurdle rates.

- Review of prospective performance of
individual assets and their busingss plans.

- We foster collaborative relationships
with our co-investors and enter into
ownership agreamenis which balance
the interests of the parties.

KRIs:

- Execution of targeted acquisitions
and disposals in line with capital
altocaticn plan [overseen by the
investment Committee).

- Annual IRR process which forecasts
prospective returns of each asset.

- Portfotio liquidity including
percentage of our portiolio

in joint ventures and funds.

Change in risk assessment in year

Qur portfolio strategy risk has remained
the same and is considered a medium
impact risk with 3 medium probability.
During the year, external impacts
discussed in the macroeconomic and
property market outlook risks have
influenced our portfolic strategy and
performance. Whilst investment markets
are increasingly competitive in certain
subsectors, we continue to actively
crystalise value from mature and off
strategy assets into value accretive
acquisitions and developrment opporiuniiies.

Ogpportunity

Qur portfolio strategy 1o actively focus

our capital on pur compelitive strengths in
development, active asset management and
repositioning of assets is a key oppartunity.
We remain active in the investment market
and conlinue to lake advantage of value
opportunities and good markel pricing of
our assets, where available. This year has
marked the return to growth far both our
Camnpuses and Retail & Fulfilment portfolios.
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PRINCIPAL RISKS continued

) Developmient Risks

Development provides an opportunity
for outperformance but usually involves
elevated risk. This is reflected in our
decision making process around which
schemes to develop and the timing of the
development, as well as the execution of
these projects.

Development strategy addresses severat
developmant risks thai cauld adversely
impact underlying income and capital
pearformance including:

- development letting exposure.
- censtruction liming and costs
{including construction cost inflatian).
- major eontractor or subcontractor failure.
- adverse planning judgements.

How we monitor and mitigate the risks

- We-apply a risk-controlled development
strategy through managing our
exposure, pre-lefting strategy
and fhixing costs.

- We manage our levels of 1otal and
speculative developmant exposure within
targeted ranges considering associaled
risks and the impact on key financiat
metrics. This is monitored quarterly
by the Risk Commitiee along with
progress of developments against plan,

- Prior to committing to 3 development,

a detailed appraisal is undertaken. This
includes consideratian of returns relative
to risk adjusted hurdle rates and is
overseen by our tnvestment Commitiee.

- Pre-lets are used to reduce development
latting risk where considered appropriate.

- Competitive tendering of construction
contracts and. where appropriate,
fixed price contracts are entered into
We measure inflatienary pressure on
construction materials and tabour costs
(and sensitise lor 2 range of inflatienary
scenariosl and make appropriate
allowances in our cost estimates and
include within our fixed price contracts.

~ Detailed selection and close maonitaring
of coniractors and key subcontractors
including covenant reviews.

- Experienced development management
tearn closely monitors design,

construction and overall delivery pracess.

- Early engagement and strong
relationships with planning authorities.
The Board cansiders the section 172
factors to ensure the impact on the
envirenment and commuonities is
adeqguately addressed.

- Through our Place Based approach,
we engage with communilies where we

_oparate io incorporate stakeholder views
in our developiment activities, as detailed
in our Sustainability Brief.

- We engage with aur development
suppliers to manage arvironmenial
ang social risks, including through our
Supplier Code of Conduct, Susiainability
Brief and Health and Safely Policy.
Management of risks acress our
residential developments in particular
fire and salety requirements.

KRIs:

- Total devetopment exposure <12.5%
of portfolio by value.

- Speculative development exposure
«12 5% of portfolio ERV.

- Residential development exposure.

- Progress on execution of key
development prejects against plan
lincluding evaluating yield on cost).

- Construction costs inflation forecasis.

Key: Change in risk assessment from last year

Increase Na change

Decrease

E New risk
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Change in risk assessmentin year

Gur development risk has remained the
same and is considered a medium impact
risk with a medium probability.

We are on site with 1.7m sq ft of
developments, with new commitments
including Phase 1 of Canada Water and
Phase 2 at Aldgate Place. Qur development
exposure remains well within our intermal
risk paramelers of 12.5%; and our total
development exposure is 6.2% of portfolio
gross asset value with speculative exposure
of 6.4% [which is based on ERY and intludes
space under offer].

During the year, we saw significant
inflationary increases in the construction
supply chain for certain materials

and labour, which have been further
compaunded by the war in Ukraire. Our
inflation ferecast [based on tender price
inflation] has increased to around 8-10%

in 2022 and around 4-5% for 2023 and 2024
based on an expectation of ongoing wage __.
pressures for censiruction workers and

raw materials prices remaining elevated.
This is frequently under review 1o ensure
our conbingencies and cost plans are robust
1o deal with the market fluctuations. Having
maintained momentum on our development
pragramme throughoul the pandemic

we have been able to place contracts
competitively and 91% ol cosis are

fixed on committed developments.

Opportunity

Progressing value accrative development
is one of aur key priorities for cur business
and is a fundamental driver of value.

The strength of our balance sheel, our
relationships with our contractors and the
experience of our management leam means
we are well positioned to progress our
developrment pipeline, whilst mitigating

tha risk through a combination of timing,
pre-lets, fixing costs and use of

joint ventures.

Wa will continue to actively monitor the
inflationary price increasas or any potential
delays in the construction supply chain and
work with our coniractors to manage such
issues. We will alsa review the impact on
development returns priar lo cammitiing to
future developments lo ensure we meet our
delailed pre-set criteria subject to approval
by the Investment Commiliee.
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financing Risks

Failure to adequately managae financing
risks may result in a shortage of funds to
sustain the operations of the business or
repay facilitias as they fall due.

Financing risks include:

- reduced availability of finance.

- increased financing costs.

- leverage magnifying property returns,
both positive and negative.

- breach of covenants on
borrowing facilities.

How we monijtor and mitigate the risks

- Woe regularly review funding
requirementis for our business plans
and commitments. We manitor the
geriod until financing is required, which
is a key daterminant of financing activity.
Debt and capilal market conditions
are reviewed regularly to identify
financing opportunities that meet
our requirements.

- We maintain good long term relzlionships
with our key financing partners.

- We set appropriate ranges of hedging
on the inigrest rates on cur debt, with
@ balanced approach to have a higher
degree of protection on interest cosls in
the short term and achieve market rate
finance in the medium to longer term.

- We work with indusiry badies and
relevant 6rganisations to participate in
debate an emerging finance regulations
affecting our business.

- We manage our use of deht
and equily finance to balance the
benefits of leverage against the
risks, including magnification of
property valuation movements.

- We aim 1o manage our loan to value
[TV} threugh the property cycte such
that our financial position would remain
robust in the event of a significant fall
in properly vatues. Alongside LTV, we
also consider nat debt to EBITDA which
measures incgme against our debt [with
recourse to British Land). With these
melrics, we do not adjusi our approach
to leverage nased 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 development
commitments to ensure that cur
LTV and net debt to EBITDA levels
remain appropriata.

- Financial covenant headroom is
evaluated regularly and in conjunction
with transaction approval.

- We spread risk through joint ventures
and funds which may be partly financed

by debl without recourse to British Land.

KRls:

- Pertod until refinancing ts required
Inot less than twao years).

- LTV

- Netdebt to EBITDA.

- Financial covenant headroom.

- Percentage of debt with interest rate
hedging [average over next five years}.

Change in risk assessment in year

Our financing risks overall have remained
cansistent and are considerad medium
impact with a low ta medium praobability.
The current uncertain environment
reinfarces the impaortance of a sirong
balance sheet. We have continued 1o
closely manage our LTV which has
increased moderately to 32.9% as a

result of invesiment in growth sectors

and Campus development, offset by sales
and valuation increases. However, following
the Paddington Central transaction post
year end our LTV falls to 28.4% on a
proforma basis.

We have retained significant headroom to
our Group covenants, which could withstand
a fall in asset values across the portiolio of
49%, prior to taking any mitigating actions.-

Markel interesi rates have risen from very
tow levels and furtner rises are anticipated.
In line with our interest rate management
policy, we have hedging on 79% of our
projected debt on average over the

next fiva years.

Our strong senior unsecured rating ‘A,
long term IOR credit rating ‘A-"and
short term IDR credit rating ‘F1" were
all sffirmed by Fitch during the year,
with a slable outlook.

During the year we have signed a new
£100m ESG-linked revolving credit facility
with aninitial 5 year term, extended our
£450m ESG-linked revolving credil Facility
t0 2027, and raised a new £420m ‘Green
loan’ for the Broadqgate joint venture,
secured on 100 Liverpool Street,

We expect Lo continue to be able to

access funds from 3 range of sources in
the debt capital markets, as required by the
business. for unsecured and secured debt.

Opportunity

The scale and guality of our business
enables us to access a diverse range

of sources of finance with a spread of
repayment dates. Good access to debt
capital markels allows us to support
business requirements and take

advantage of opportunities as they arise.

At 31% March 2022, we have £1.3bn of
undrawn, committed, unsecured revolving:
facilities and cash; and post completion of
the Paddingten Central transaction we have
no requirement to refinance until late 2025.
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A Failure to anticipate and respond
appropriately and sufficiently to {i]
environmental risks or opportunities and
lii] preventative steps taken by government
and society could lead to damage to our
reputation, disruptien in cur aperations
and stranded assets,

This risk category includes the:

- increased exposure of asseis Lo
physical environmental hazards,
driven by climate change.

- policy risk from the cost of complying
with new climate regulations with
specilic performance and/or
technplogy requirgments.

- overall compliance reguiremeants
from existing and emerging
environmental regulation.

. {easing risk as a result of less

sustainable/non-compliant buildings.

How we monitor and mitigate the risks

- We have a comprehensive ESG
programme which is reqularly reviewed
by the Board, Executive Committee and
CSR Committee.

~ The Risk and Sustainability
Commiltees have overseen our
TCFD working group to implament
the TCFD recommendations including
scenario analyses to as5ess our
exposure to climate-related physical
and transition risks.

- The Sustainability Committee monitors
our performance and management
controls, Underpinned by our SBTi-
climate iargets, our guiding corporate
policies [the Pathway to Net Zera and the
Sustainability Brief) establish a series of
climate and energy targets io ensure our
alignment with a societal transition to

net zero that limits global warming
to 1.5°C.

- Qur properly managernent department
operates an environmental management
systern aligned with (50 14001, We
continue to hold IS0 14001 and 50001
accreditations at our commercial offices
and run [SO-aligned management
systems at our retail assets.

- Climate change and sustainability
considerations are fully integrated
within our invesiment and development
decisions and are evaluated by the
Investment Committee and Board
in alt investment decisions.

- Through our Place Based approach to
social impact we undersiand the most
important issues and appertunities in the
communities around each of our places
and focus our efforts collaboratvely to
ensure we provide places that meet
the needs of all relevant stakeholders.

- Woa targei BREEAM Outstanding on

Change in risk assessmentin year

Our environmental sustainability risk
outlook has increased in the year and is
considered a medium impact risk with

a medium probability.

Overall, the environmental sustainability
risk outlook continues to increase in
prominence and importance te our
business, our customers and other key
stakeholders. Alsg, regulatory requirements
and expectations of compliance with bast
praclice have increased and continue

Lo evolve.

Juring the year. we have warked closely
with Willis Towers Watson te quantify

the key physical and transition risks that
climate change poses 10 our business and
this is infgrming our long term strategy.
The maost materialissues-include: fioad risk
vulperability; the increasing price of carben
offsets; and the costs of complying with
minimum EPC standards. Mora details

offices developments, Excellent on retail __are provided in the TCFO disclosures

and HMQ3* on residentiat. We have also
adopted NABERS UK on all our new
office developments.

—- We undergo assurance for key data and
disclosures acress our Suslainability
programme, enhancing the integrity,
quality and usefulness of the
information we provige.

KRIs:

- Energy intensity and carbon
emissians. Specilically, energy
performance certificates.

- Futura cost of carbon offsets to meet
our 2030 net zero carben geal.

- Paortfolio flood risk.

Key: Change in risk assessment from last year

Increase No change

Oecrease

E New risk
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on pages 49-57.

We are continang to improve the energy
efficiency of our standing portiolio and have
completed net zerg audits of 2% of our major
office and retail assels, identifying energy
efficient interventions and action plans.
Alongside this process, we are idenlifying
interventions which improve the EPC rating
of buildings rated C and below lo comply
with MEES [Minimum Energy Eificiency
Standard] legislatien, which is expected

lo require buildings lo be Aor B rated

[or valid exemptions registered| by 2030.

Opportunity

We have a clear responsibility but also
ofporivnity 1o manage our business in
the most environmentally respensibte and
sustainable way we can. This is integral
to our slrategy; il creates value for our
business and drives positive outcomes

far aur stakeholders.

We have made good progress on our 2030
commitments which include ambitious
targels (o be nel zero carbon by 2030 and
a focus an environmental leadership. We
were pleased Lo retain our 5 star rating

in GRESB, the global benchmark for real
eslate. achieving 5 stars for both Standing
Investments and Developments for the
second year running.



(® People and Cutture Risks
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Inability to recruit, develop and retain

staff and Directors with the right skills

and experience required to achieve the
business abjectives in a culture and
environment where employees can thrive,
may result in significant underperformance
or impact the effectiveness of operations
and decision making, in turn impacting
business performance.

How we moniter and mitigate the risks
QOur HR sirategy is designed o minimise
risk through:

- informed and skilled
recruitment processes.

- talent performance management
and suecession planning for key roles.

- highly competitive compensation
and benefits.

~ people develapment and training.

- oaur flexible working policy helps retain
employees while promoting work-life
balance and helping tc improve
productivity.

This risk is measured through employee
engagement surveys, wellbeing surveys,

40 Customer Risks

amployee turnover, exit surveys and
retention metrics. We engage with our
employees and suppliers to make clear
cur requirements in managing key risks
including health and salely, fraud and
bribery, madern slavery and other socisl
and enviranmental risks, as detailed in
our policies and codes of conduct.

KRls:
- Voluntary staff turnover,

- Employee engagement and wellbeing.

- Diversity and inclusian.

Change in risk assessment in year

Our people and culture risk has

increased in the year and is considered

a medium impact risk with a pnedium to
high probability.

This risk has increased in the year reflecting
the challenging operating environment
caused by Covid-19, together with general
rising wage expectations and a recent
increase in employee mobility.

Following the easing of lockdown
restrictions, we have successfully
transitioned cur people back to the office,
whilst supporting individuals with more
flexible working arrangements. We have
facused on stalf wellheing and have actively
saught feedback from staff through pulse
surveys and 1aken several steps as a result
to promole wellbeing.

We are committed 16 improving the
diversity, equality and inclusivity of cur
business and in Noevernber 2021, the CSR
Committee approved our DE&] slrategy
which sets out our 2030 ambitions for
the business.

QOpportunity

We have a broad range of expertise

across our business which is critical to the
successful delivery of our strategy. Our staff
turnover remains relatively low. We will
a55ess our employee proposition ta ensure
it still delivers what people most value

in a changing labour markel. We have an
oppertunity to enhance our good employer
brand, but will continue to keep this under
review, and will actively moniteor and
promote wellbeing.

The majority of the Group's income is
camprised of rent received from our
customers. This could be adversely
affected by nan-payment of rent; occupier
failures; inability to anticipate evolving
customer needs; inability to re-let space
on equivalent terms; poor customer
service as well as potential structural
changes to lease obligations,

How we monitor and mitigate the risks

- We have a high guality, diversified
customer base and monitor individual
exposure to individual occupiers
or sectors.

- We perform rigoraus occupier covenant
checks ahead of approving deals and
on an engoing basis so that we can
be proactive in managing exposure to
weaker cccupiers. An occupier watchlist
is mzintained and reqularly reviewed by
Risk Commistee and property teams.

- We work with aur customers ta fing
ways to hest meet their evolving needs.

- Welake a proactive assel management
approach to maintain a sireng accupisr
line-up. We are proactive in addressing

key iease breaks and expiries

to minimise periods of vacancy.
- We regularly measure customer

satisfaction acrass our customer

base through customer surveys.

KRls:

- Market letting risk inctuding
vacancies, upcoming expines and
breaks, and speculative development.

- Occupier covenant strength and
concentration lincluding percentage
of rent classified as "High Risk’|.

- Occupancy and weighted average
unexpired lease term.

Change in risk assessment in year
Our customer risk has reduced from its
elevated position last year, but is still
considered both a medium te high
impact and probability risk.

Our custamer risk was heighiened at last
year end as mast of cur customers were
unable to operate their businesses due to
Covid-19 related restrictions, impacting
their ability Lo pay rent. Whilst aur
performance continued 1o be impacted,
our rent collection has recovered to close

to pre-pandemic levels as the UK econarny
recovered across the year.

We have continued to work closely with our
cusiormers to maximise occupancy and rent
collection whilst monitoring their covenant
strength and taking aciions appropriately.
This is reflected in our rent collection
which is 97% for the year,

As our markets have continued to polarise,
customers demand mare Irom the places
where they work ang shop. We are well
positioned across both our Carnpuses and
Relail & Fuifitment portialios where we
focus on providing best-in-class space;
and this has been evidenced by our

strong leasing aclivity.

Looking forward, we are mindful that higher
input prices may impact the profitability of
aur customers, pariicularly on the retail side

Opportunity

Successful customer relationships are
vital to our busingss and cantinued growth.
Qur business model is centred around

aur customers and aims to provides them
with modern and sustainable space which
aligns to their evolving needs and that of
our markets,
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PRINCIPAL RISKS continued

A1 Operational and Compliance Risks

The Group's ability to protect its
reputation, intame and capital values
could be damaged by a faiture to manage
several key operational risks to our
business including:

- Information Systems & Cyber Security.
- Health & Safety.

- Third Party relationships.

- Financial crime compliance,

Compliance failures such as breaches
in regulations, third party agreements,
loan agreements or tax legislation
could also damage reputation and

our financial performance.

How we monitar and mitigate the risks

- The Executive and Risk Committees
maintain a strong facus on the range
aof operational and compliance risks
10 cur business.

tnformation Systems and Cyber Security
- The InfoSec Sieering Commitiee
chatred by the Head of Strategy,
Digital and Technology. oversees
our IT infrastructure, cyber security
and key IT controls and reports to the
Risk Committee and Audit Committee.

- Cyber security risk is managaed using
a recognised securily framewark,
supported by best practice security tools
aeross eur technology infrastructure,
IT security policies, third party risk
assessments and mandalory user
cyber awareness training.

Health & Safety

- The Health, Safety and Environment
Committee 1s chaired by the Head of
Praperty Services and governs the
Health & Safety management systems,
processes and parformance in terms of
KPls and reports to the Risk, Audit and
CSR Committees.

- All our praperties have general and fire
risk assessments undertaken annually
and any required improvements are
implemented within defined time frames
depending on the category of risk

- All our employses must aliend H&S
training relevant to their rotes.

Third Party Relationships

- We have & robust selection process
far our key pariners and suppliers:
and cantracts conlain service level

agreements which are monitored regularty.

- We mainlain a portfolio of approved
suppliers to ensure resilience within
our supply chain.

Financial Crime Compliance

- We operale a zero lolerance approach
for bribery, corruption and fraud and
have policies in place to manage and
monitar these risks.

- All ernployees must underiake
mandalosy training in these areas.

KRis

- Infermation Systems
Vulnerability Score.

- Cyber Security Breaches.

- HA&S Risk Assessments.

- HA&S Incidents.

Key: Change in risk assessment from lasl year

Increase Nu change Decrease New risk
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E Change in risk assessment in year

Our Operational and Compliance risks have
been elevated to a new principal risk which
is considered a medium impact risk with

a medium probability. Key risks include
Information Systems & Cyber Security,
Health & Safety, Third Party Relaticnships
and Financial Crime Compliance.

The wider use of digital technology across
the Group increases the risks associated
with information systems and cyber security
such as ransomware, phishing, malware
and social engineering. In the wider market,
cyber risks continue to be heightened due (o
the rise in aliempted cyber attacks, in some
cases exploiting changes in working
patterns due to Covid-17.

During the year. our Health & Safety team
have continued to prioritise the safety of our
people whilst woerking away from the office
al times as well as the management of
our assets and developments to ensure
the business is operating in a szfe and
compliant manner. We continue to ciosely
manitor the regulatory envirenment and
respond to any new requirements, for
instance fire safety improvements, la
ensure compliance,

The Group provides third pariy services to

a number of key joint venture partners, the
number of which has expanded in the year,
and ensuring Lhat the provision of those
services is at an appropriate level continues
to be a key focus for the business.

Opportunity

Our business is set up to navigate and deal
with complexity. Qur ability to manage and
operate large cemplex property portiolios
and developments is a key diflerentiater and
allows us to work with selectad joint venture
partners who value our expertise, We will
continue to invest in and develop our
platform to deliver these services.



VIABILITY STATEMENT

Viability
statement

Assessment of prospects

The Direclors have warked consisienily over
several years to ensure that British Land
has a strong and robust financiat position
and the Group is now benefiting from that,
as follows:

- The Group has access 10 £1.3bn of cash
and undrawn facilities. Befere factoring
in any income receivable, the facilities
and cash would be sufficient to caver
forecast capital expenditure, property
operating costs, administrative
expenses, maturing debt and
interest over the nexi 12 months.

- The Group retains significant headroom
on its debt covenants, has no income or
interest cover covenants on unsecured
debt and has no requirement to
refinance until late 2025.

- Inthe year we signed a £420m Green
Loan facility for the Bruadgate jaint

. venture secured on 100 Liverpool Street,
arranged a new £100m RCF to 2027 and
exiended an existing £450m RCF for a
further year to 2027.

The strategy and risk appetite drive the
Group’s forecasts. These caver a five-year
period and cansist of a base case forecast
which includes commitied transactions
only; and 2 forecast which also includas
nen-cammitted transactians the Board
expects the Group te make, in line with

the Group’s strategy. A tive-year forecast

is considered to e the optimum balance
between the Group’s long term business
model to create Places People Prefer

and the fact that property investment is a
long term business with weighled average
lease lengths and drawn debt maturities

in excess of live years (5.8 and 6.9 years
respectively at March 2022, offset by

the progressively unreliable nature of
forecasting in later years, particularly given
the histaricatly cyclical UK property industry.

Assessment of viability

For the reasons outlined above, the period
over which the Directors consider it feasible
and appropriate to repert on the Group's
vighility remains five years, to 31 March 2027.

The assumptions underpinning the forecast
cash flows and covenant compliance
forecasts were sensitised to explore the
resilience of the Group to the potential
impact of the Group's signiftcant risks.

The principal risks table on pages 88-96
summarises those matters that could
prevent the Group from delivering on its
strategy. A numkber of these principal risks,
because of their nature or potential impact.
could also threaten the Group's ability to
conlinue in business in its current form if
they were (o occur.

The Directors paid particular attention

to the risk of a deterioration in economic
outloak which would adversely impact
property fundamentals, including investor
and occupier demand, and which would
have a negative impact on valuations,
cashflows and a reduction in the availabitity
of finance. In addition, we have sensitisad
for the potential implications of a major
business event and/or business disruption.
The remaining principal risks, whilst having
an impact on the Group’s business model,
are not cansidered by the Directors to have
a reasenable likelihood of impacting the
Group's viability over the five-year period

to 31 March 2027.

The most severe but plausible downside
scenario, reflecting a severe economic
downturn, incorporated the

following assumptions:

- Structural changes to the property
markel and customer risk, reflected
by an ERV decline, cccupancy decline,
increased void periods, development
delays, no new lettings during FY23. the
tmpact ol a propartion of our high risk
and medium risk occupiers entering
administration, and lower rent
collection las previously
experienced during Covid-19).

- Areduction in investment praperty
demand to the level seen in the last
severe downturn in 2008/0%, with
autward yield shitt to 9% net
equivalent yield.

The autcome of tha ‘severe downside
scenario’ was that the Group’s covenant
headroom on existing debt li.e. the level

at which investment property values would
have to fall before a financial breach occurs]
reduces from 49% to, at its lowesl level,
18%. prior to any mitigating actions such as
asset sales, indicating covenants on exisling
facilities would not be breached.

Based on the Group's current
commitments and available facilities Lhere
15 no requirement to refinance untit late
2025. In the normal course of business,
financing is arranged in advance of
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axpected requirements and the Directors
have reasonable confidence that additional
or replacernent debt facilities will be put in
place prior to this date.

inthe 'severe downside scenaric’ the
refinancing date reduces to early 2025.
However, in the event new inance could not
be raised mitigating actions are available
to enabla the Group to meats its fuiure
liabilities at the refinancing date, principally
asset sales, which would atlaw the Group to
continue to meets its liabilities over the
assessment period.

Viability statement

Having considered the forecast cash flows
and covenant compbance, and the impact
of the sensitivities in combination in the
“severe downside scenario’, the Direclors
confirm that they have a reasonable
expectation that the Group will be able

o continue in operation and meetl its
liabilities as they fall due over the

peried ending 31 March 2027.

Going concern

The Directors also considered it appropriate
to prepare the financialt statements on the
going concern basis. as explained in the
Governance Review.

During the year the Board assessed

the appropriateness of using the ‘going
cencern’ basis of accaunting in the financiat
statements. The assessment considered
future cash Hlows and debt fzcilities [to
assess the liquidity risk of the Company]
and the availabilily of finance [to assess
salvency risk]. The assessment covered

the 12-month period required by the

‘going concern’ basis of accounting.

Following these assessments, the
Directors believe that the Group is welt
placed to manage its financing and other
business risks satisfactorily and have a
reasonable expectation that the Company
and the Group have adegquate resources 1o
continue in operation for at least 12 manths
irom the date of the Annuat Report. They
therefore consider it appropriate to adopt
the gaing concern basis of accounting in
preparing the financiat statements.

The Strategic Report was approved by the
Board on 17 May 2022 and signed on its
behalf by:

.

iy

Simon Carter
Chiaf Executive
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CHAIRMAN'S INTRODUCTION

Tim Score
Chairman

2022 Corporate

Governance Report

A refreshed management team,

an exciting corporate strategy

and stretching sustainability goals:
the Board has guided the Company
through a year of opportunity

and growth,

As | outlined in my Chairman's Statement
an page 10 the Company has a clear and
ambitious strategy to fullit its purpose in
creating Places People Preler. 8y utilising
our competitive advantage in active asset
management and developmen? combined
with meaningful stakehalder angagement,
the Company is working hard to capture
growth and deliver linancial returns in &n
increasingly more sustainable way,

The Board's role during the year has been
to challenge and suppert management both
in the development of the new strategy and
in its execution, providing challenge and
independent lines of sight to refine and

. maximise the business’s objectives,

As the Company has delivered anits priority
to more actively recycle capital from its
mature portfolio and invest into growth
seclors, unique developrments and value
apportunities, the Board has taken bold
decisions whilst ensuring financial and
organisational kongevity. Financial capacity,
the demands on the workforce, sharehalder
returns, our sustainability goals and the
impact on cur broader stakeholders

have all been at the forefront of our
decision-making process.

The nature of gur business, frorm investing

- in and developing properties to managing

and curating our spaces, means we have
a continuous dialogue with a wide group

‘of slakeholders and consider our

environmental and social impacts in
alt that we do. This culturat appreach
is central ta our purpose and flows
through all levels of the arganisation.

As the Company continues to work towards
its ambitious strategic and sustainabitity

The British Land Corpany PLC 00621724

Training

During the year, the Board participated
in a deep-dive training session on the
progress against cur 2030 Sustainabibity
Strategy and the future initiatives that
will drive carbon reduction. Our subject
matter experts provided detailed training
on the technical aspecis of embodieg
and operational carbon, the Company’s
broad sustainability reporting
programme, external invesior and
analyst views on sustainability and

the focus of the manzagernent team

for the year ahead.

Glossary

1. Remuneration policy and engagement
with shareholders {ORR page 1271

2. Director biographies
[Directors’ Report page 101}

3. Board changes and appointment
process followed dufing the year
{Nomination Commitiee Report,
page 116}

AGM

Fotlowing the success of the 2021 AGM,
we will ance again be holding a hybrid
meeting on 12 July 2022 at Storey Club,
100 Liverpool Street. Full details are
cantained within the 2022 Notice

of Meeting. We would encourage
shareholders to join either virtually or
physically and participate in the meeting.

objectives, the Beard will continue te
develop ils operation to ensure that the
governance framework the Company
operates under is complementary to
those objectives.

This year, | want to provide you with

an insight into the core role of the Board
during the year under review, with a focus
on stakeholder engagement and the impact
it has on our decision making process. The
case studies on the following page give 2
real insight into the work af the Board and
the matters that are considered that go to
the heart of how British Land operates.

I hope you find this new format useful

and enjoy reagding about our work.

The rest of our carporate governance report
will describe in detail how the Company
continues to uphotd high standards of
corporate governance. Each Commitlee
Chair wilt provide a detaited view af the
work that their respective Committee

has undertaken.
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CHAIRMAN'S INTRODUCTION continued

As | look forward 1o the year ahead, | would
like to take the cppertunity to thank my
colleagues on the Board and across the
business for their cantinued hard wark
and gedication.

(. dhon

Tim Score
Non-Executive Chairman

Stakeholder engagement
Stzkeholders are at the cenire of our
decision making process to ensure that as a
business we produce Places People Prefer.
Pages 32-34 outline our sigkeholder

engage with them.

The following case studies provide
examples of principal decisions taken by the
Board during the year, and how Qirectors
have had specific regard to etemenis of
section 172 [al-[f] of the Companies Act
2006. Qur formal section 172 Statement

is within the Strategic report on page 33

Qur Worklorce Engagement Statement is
incorporated within the report of the CSR
Commitiee on pages 114-115 which
provides Board level oversight of this
important work. :

Canada Water

Working with AustralianSuper and in partnership
with Southwark Council, this mixed use scheme
is expected to include 3,000 new homes
alongside a mix of commercial, retail

and cammunity space.

image is 3 CGl

100

Applied governance
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Principal Board Decisions

The Birectors individually and collectively
consider their pbligations under section
172 [al-[f) of the Companies Act 2006
when making decisions. Management take
care lo prepare dacision papers that are
scrutinised at exacutive level commiltees
and subsequently endorsed il appropriate
before they are gresented to the Beard.
Directors take great comfort from the -
detail and diligence that management
apply in preparing papers, and individual
Board members often take the cpporlunity
10 have briefings with subject matter
experts to bolster their knowledge.

A checklist is provided within each
decision paper that details the indwidual
subsections of section 172 and the impact
that the decision is likely ta have on each
stakeholder group. Whits! all stakeholder
groups are ¢considered, the following are
same examples af the principal decisions
taken by the Board during the year

that demenstrate the impact of the
decision pracess:

Case studies:

1. Part disposal of Canada Water

to AustralianSuper

In Mareh 2022, the Company announced
the salte of 50% of our share in the Canada
Water Masterplan to AustralianSuper

and tha creation of a new joint venture.
The transaction delivered on owr plan

to introduce a partner on the project to
accelerate delivery of and returns from
the Masterplan. This new structure also
provides visibility over the 1)-year
development programme, benefiting the
witernal project team, the suppliers and
partners that we are contracted with and
the lecal communities and end customers
that will be able {g hava the benefit of the
scheme once finished.

Securing a partner as credible 35
AustralianSuper with a track record in
responsible investing and delivering mixed
use redavelopments within London was
a key consideration for the Board. The
lang teren impacts on the Company’s
reputation far high standards of business
conduct are reflected by our choice of
AustraianSuper and the Board was
satisfied that, culturally, the two
arganisations would fit well tegether.

2. 2 Finsbury Avenue

The Beard appraved the demalition of
1he existing 2 Finsbury Avenue building
and enabling works for the propesed
redevelcpment in January 2022 In
deing s, the Board had regard to the
erwvironmental impact of the scheme
by reference to the Company's 2030
Sustainability Strategy and the
embodied carbon levels proposed

for the development.

In preparation for the propasal being
brought te the Board, the Investment
Commitiee reviewed the proposal on
lwo separate occasions and challenged
the project team to make design and
procurement changes {o reduce carbon
o a market leading tevel for 3 new high
rise building.

The proposzl that the Board subsequently
considered delailed how material and
methaod innovations had been employed

to improve the sustainability credentials of
the design, which in turn slightly increased
development costs. Reflecting strong
demand for mere sustainable space, as
evidenced at 1 Broadgate which was fully
let feur years ahead of complelion at
attractive rents, the Board was satisfied
that any increase in costs would be more
than offset by higher renis as a resuit of
its stronger sustainability credentials.

3. Free shares

As detailed withun the CSR Committea
report on page 115, the employee
engagement survey is a key tool that Lhe
Beard relies on for detailed engagement
with the workforce. An area of particular
feedback highlighted in the annual survey
in February 2022 was how much
employees had valued the Free Share
awards under the Company’s Approved
Share Incentive Plan which had been
suspended during the Covid-19 pandermic.

Mapnagement had originally intended to
continue to suspend the award of [ree
shares as part of the budget forecasting
pracess for the year ending 31 March
2023. However given the sirong financial
performance of the Company during the
year and the high value our employees
put on the Free Share awards, the Board
approved the proposal by management to
provide Free Share awards across all BL
employing cormpanies.
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BOARD OF CIRECTORS

Driving success

Qur Board develops strategy and
leads British Land to achieve
long term success.

1. Tim Score

Non-Executive Chairman [N
Appointed as a Non-txeculive Uirector
in March 2014 and as Chairman in
July 2019.

Skills and experience

Tim has significant experience in the

rapidly evobving global technology landscape
and brings years of engagement both with
mature economies and emerging markets
to the Board.

He is the Deputy Chair, Senior Independent
Director and Chair of the Audit Commiltee
at Pearson ple and is a Non-Executive
Diracior at ihe Footbalt Association.

He is also a Non-Executive Director and
Chair of the Audit and Risk Committee at
Bridgepoint Group plc and sits en the board
of trustees of the Royal National Theatre.
Tim was formerly a Non-Executive Direcler
at HM Treasury, Chief Financial Officer of
ARM Holdings PLC and held senior financial
positions at Rebus Group Limited, Willam
Baird ple, LucasVarity plc and BTR plc.
From 2005 to 2014, he was 2 Non-Executive
Director of National Express Group PLC,
inciuding time as interim Chairman and

six years as Senior Independent Director.

2. 5imon Carter

Chief Executive Officer

Appointed to the Board as Cheel Financial
Officer in May 2018 and as Chief Executive
in November 2020.

Skills and experience

Simon has extensive experience of finance
and the real estate sectar. He joined Brilish
Land from Logicor, the owner and operator
of European logistics real estate, where he
had served as Chief Financial Officer since
January 2017. Prior to joining Logicor, fram
2015 te 2017 Simon was Finance Director at
Quintain Estates & Development Plc. Simon
previously spent aver 10 years with British
Land, working in a variety of financial and
sirategic roles and was a member of our
Executive Committea from 2012 untit his
depariure in January 2015. Simon atso
previously worked for UBS in fixed income
and gualified as a chartered accountant
with Arthur Andersen. In May 2022, Simon
was appointed to the Beard of Real Estate
Balance, 2 campaigning organisation
working to improve diversity and

inclusion in Lhe real estate indusiry,

3. Bhavesh Mistry
Chief Fimancial Officer
Appointed to the Beard in July 2021,

Skills and experience

Bhavesh brings a broad range of financial,
strategic and transformatien experience

to British Land gained across a number of
muttinational organisations, Prior te joining
British Land, Bhavesh was Deputy Chief
Financial Officer at Tesco PLC. Bhavesh has
previously held senior finance and strategy
roles in a range of consumer-facing
businesses including Whitbread Holels

and Restaurants, Anheuser Busch InBev
and Virgin Media. Bhavesh qualified as a
Chartered Accauntant with KPMG and holds
an MBA frem London Business School.

Board Commiltee membership key

Audit Commiitee

Corparate Social Responsibility Committee
Nomination Committee

Remuneratien Committee

Chair of a Beard Committee

OBE@E
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4. Preben Prebensen

Senior Independent

Non-Executive Director [BIEIE
Appointed as a Non-Executive Director in
September 2017 and Senior Independent
Director in July 202C.

Skills and experience

Preben has 30 years' experience in
driving long term growth for British
banking businesses.

He is currently the Independent
Non-Executive Chairman of Riverstone
International, having previously been Chief
Executive of Close Brothers Group plc frem
2009 until 2020. Preben was farmerly the
Chief investment Qfficer of Catlin Group
Limited and Chief Executive of Wellingtan
Underwriting plc. Prior to that he held a
number of senior positions at JP Morgan.

m



BOARD OF DIRECTORS continued

Board Committee membership key

Audit Commitlee

=]

Carparate Sacial Responsibily Cammittee

&

Nomination Commiitee
Remuneration Commilee

Chair of a Board Comrmittes

U@s

5. Laura Wade-Gery

Non-Executive Director [RIET
Appainted as a Non-Executive Direcior
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 Digitat and 3
Non-Execulive Director of NHS England.
Mast recently, Laura accepled the position
of Non-Executive Direclor at Legal &
General Group plc, Until April 2021, she
was a Non-Executive Director of John
Lewis Partnership plc. Previously, Laura
was Executive Director of Multi Channel at
Marks and Spencer Group plc, served ina
number of senior positions at Tesco PLC
including Chief Executive Officer of Tesco,
cam and was a Nan-Executive Qirecior of
Reach PLC {formerty known as Trinity
Mirror ple}.

&. Loraine Woodhouse
Non-Executive Director [A]

Appointed as a Non-Executive Direclor
inMarch 2021,

Skills and experience

Loraine has extensive experience across all
finance disciptines and has worked within
many different seciers including real estate
and retail.

Loraine has been Chief Financial Officer of
Halfords Group ple since 1 Navember 2018,
Prior to joining Halfords, Loraine spent five
years in senior finance roles within the John
Lewis Partnership. In 2014 Loraine was
appointed Acting Group Finance Direcier
and subsequently as Finance Director of
Waitrose. Prier to that, Loraine was Chiel
Financial Officer of Hobbs, Finance Director
of Capital Shepping Eentres Limited
{subsequently Intu Ptel and Finance
Directar of Costa Coffee Limited. Lorame’s
early career included linance and invester
relations roles al Kinghsher Ple.
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7. Alastair Hughes

Non-Executive Directar (€108
Appointed as a Non-Executive Direclor
in January 2018,

Skills and experience

Alastair has proven experience of growing
real estale companies and is a fellow of the
Royal Institution of Chartered Surveyors.

Alastair is 3 Non-Executive Direclor

of Schroders Real Estate Investmeni Trust
Limited, Fritax Big Box REIT and QuadRea!
Property Group, with over 25 years of
experience in real estale markels.

He is a former Director of Jones Lang
LaSalle Inc. 1L L) having served a3
managing director af JLL in the UK,

as CEO for Europe, Middle East and
Africa and then a5 CED for Asia Pacific.
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8. Irvinder Goodhew

Non-Executive Director
Appointed as a Non-Executive Oirector
in Qctaber 2020,

Skills and experience

Irvinder brings aver 29 years of experience
through operational, sivategic and digitat
transformation rotes in 2 broad range af
sectors including retail. consulting and
financial services.

She is currently 2 Managing Directar al
Alvarez & Marsal and was previously a
Transformation Girector at Lloyds Banking
Group plc. lrvinder held several sentor
exacutive positions in the UK and Australia
in consumer facing indusiries, across
supply chain operations, strategy and
transfarmation for FTSE 100/ASX
organisations ingluding J Sainshury plc,
Coles Group and BOC Group, lrvinder's
indusiry experience is complemented

with a career in global strategy consulling
including her role as a Partner with AT
Kearney leading their consumer and retail
practice in Australia and New Zealand.



9. Nicholas Macpherson
Non-Executive Director B

Appointed as a Non-Executive Directar
in December 2016.

Skills and experience

Nichalas has directed organisations
through both fiscal and strategic change
rnanagement and trings this vital expertise
to the Board.

He is Chairman of The Scoitish American
Investment Company PLC, a Director of C.
Hoare & Co. and a member of the Advisory
Council to Arcus Infrastructure Partners.
Micholas was the Permanent Secretary 1o
the Treasury for over 10 years from 2005
to March 2016, leading the depariment
thraugh the financial crisis and
subsequent period of banking reform.

10. Lynn Gladden

Nen-Executive Director
Appaoinied as a Non-Executive Director
in March 2015.

Skills and experience

Lynnis recognised as an authority in
working at the interface of advanced
technolagy and industry. Her critical
thinking and analytical skilts bring a
unique dimension to the Board.

She is Shell Protessor of Chemical
Engineering at the University of Cambridge
and was apponted as Executive Chair of
the Engineering and Physical Sciences
Research Council [UXRI in 2018, She is
also a fellow of the Rgyal Society and
Royat Academy of Engineering.

11. Mark Aedy _
Nan-Executive Birector
Appointed as a Non-Executive Director in

_ September 2021.

Skills and experience

Mark is a Managing Directar and Head of
Maelis & Company EMEA & Asia Invesiment
Barking. Prior 1o 2009, Mark was on the
Global Executive Camrnittee of Corporate &
Investment Banking at Bank of America
Merrill Lynch and befare that was Head of
Investment Banking EMEA at Merrill Lynch.,
Aside from his executive career Mark holds
various nen-prafit and public sector board
roles. including Senior Independent Director
of the Royat Marsden NHS Foundation Trust
and 15 a Trustee of the HALD Trust. He is
also a Visiting Fellow at Oxford University.
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1

12, Brona McKeown

General Counsel and Company Secretary
Appointed as General Counsel and Company
Secretaryin January 2018. In January 2022
Brena alsa took on responsibility for
Human Resources.

Skills and experience

Before joining British Land, Brona was
General Counsel and Company Secretary
of The Co-operative Bank plc for four years
as part of the restruciuring executive team.
Immediately prior 1o that she was Interim
General Counsel and Secretary at the
Coventry Building Society. Prior to October
2011, Brona was Glabal General Counsel of
the Corporzte divisian of Barclays Bank ple.
having jamned Barclays in 1998. Brona
trained and spenl a number of years

at & large City law firm.
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GOVERNANCE AT A GLANCE

A strategic enabler

Our governance structure
ensures that the right people

Board attendance
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Meeting
have access to the right Diractar Altendande
information. Delegated Tim Score 2
authorities throughout Siman Cartar 8/6
our grganisation enable Bhavesh Mistry 5/5
effective decision making Preben Prebensen /6
at appropriate levels. Mark Aady [43

Lynn Gladden &6
Alastair Hughes 8/6
Irvinder Goodhew &/6
Nicholas Macpherson &/
Laura Wade-Gery’ 5/6
Loraine Woodhouse b4

1. Laura Wade-Gery missed one Board meeting in May 2021 due to illness. but ensured a full report of the*
matters congidered by the May 2021 Remuneration Committee which she had chaired was made at the

Board meeting despite not bemng able to attend herself,

The Board continues to demonstrate individual and colleclive commitment ta British Land by devoling

sufficient time to discharge its duties and each year \he Directors are asked to report their time spent on
British Land commitments. in addition to formal meelings. the Board mel collectively with management
in Februarsy for the annual strategy offsite as well as for informal netwarking events throughout the year.

Governance framework

Beard of
Directors

Chief
Executive

Audit

Committee

lnpvestment
Committee

Namination Remuneratian

Committee Committee

Executive
Membership
comprises
Executive

Risk Commillee
Committee members.
The Carnmitlees
ensura the
implementation
of the Campary
sirategy.

Management
Membership comprises

Community

Investment
Committee

Transition
Vehicle
Committee

Health
and Safety
Committee

Sustainability
Committee

key personnel from
across the business

in the relevant subject
area. The Commiltees
are involved in the
granular day o day
tasks within their remit.
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Further information aboul the dilferent
Committees can be found an page 107




GOVERNANCE REVIEW

Corporate
Governance
Report

Code compliance

We are reparting against the 2018 UK
Cerporate Governance Code [the ‘Code’)
available at frc.org.uk. The Board considers
that the Company has complied with all
relevant provisions of the Code throughgut
the year.

Far the purpases of Provision 5 of the
Code, the Board has designated the C5R
Committee as our prescribed method

of overseeing workfoerce engagement,
which provides greater resource at Board
level than a single beard member and
demonstrates our continued cemmitment
1o excellent workforce engagement.

Board leadership

—

and company purpose

The Board has determined that

the Company’s purpose is to create
and manage outstanding places to
deliver positive outcomes for all our
stakeholders on a sustainable basis.
We call this Places People Prefer.

We do this by understanding the evolving
needs of the peaple and orgamisations
who use our places every day and the
communities wha live in and around them.
The changing way people choose to work,
shop and live is what shapes our siralegy,
enabling us ta drive demand for our space.
in turn creating value over the long term.

The Board, supported by an expert
management leam, continues to maximise
the competitive advantages of the Company
by utilising a deep history ol stakeholder
engagement to produce Places People
Prefer and maximise sustainable value for
shareholders. The Company is led by the
Board in its entrepreneurial approach to
placemaking angd cantinues to innavate

and produce world class destinations.

As at 31 March 2022, the Board comprised
the Chairman, the CED, the C+0 and exght
independent Non-Execulive Directors.

We continue lo have a strong mix of
experienced individuals on the Board. The
majority are independent Non-Executive
Directors who arg not only able to offer

an external perspective on the business,
but also constructively challenge Executive
Directors, particularly when developing the

Company's stralegy and in their performance.

Qur gavernance structure is designed to
ensure that decisiens are taken at the
appropriate leve! and with the proger
degree ¢f oversight and challenge.
Elements of our business require quick
decision making and this is enabled by an
agite Board and management team that
collaborate effectively on complex issues
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Strategy days

Following the Lifting of pandemic
restrictions, the Board was able to hold its
annual sirategy off-sile in person in London
in February 2022, The event was attended by
the full Board and Executive Commuittee and
was structured to altaw for the development
of and challenge to the Company’s corporate
strategy, with a balanced program of
presentations, debate and discussion.

The CEQ, senior executives and external
guesls delivered a number of presentations
to attendees, providing in-depth analysis on
aspects of the business and the external
environment. Areas of focus included:
driving returns on retail parks and our
Londen Campuses, our people strategy.
development in the innovation sectar,

and presentations from external parties

on the role of cities in a post-pandemic
enviranment and emerging technologies
including the meltaverse.

Culture and stakeholder engagement
The Company's purpose is core ta every
decision taken by the Board. As delailed
on pages 8-%, the Company has

a framework of values and sirategic
measures that underpin our purpose

to ensure that the strategy and culiure
of the Company are alignad. Led by the
CSR Commitiee, we have a broad range
of warkiorce engagement mechanisms
to ensure the Board is able to assess the
culture of the arganisation. Our worklorce
engagement mechanisms are described
on pages 114-115.

Although the CSR Commitiee has general
oversight of and responsibitity for werkforce
engagement, it collaborates with other
Board Committees as appropriate to the
extent that 1ssues identified fall under the
remit of 3 different Comrnittee. The Board
is regulasly updated by Committee Chairs.
The Board has delegated aversight of the
Company’s whistleblowing arrangements
to the Audit Commitiee but retains overatl
respansibility and receives updates on
cases as appropriate.
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GOVERNANCE REVIEW continued

Board leadership

s

and company purpose

The Briush Land Leadership Team consists
of the Executive Committee and its direct
reporls in management roles who meet
regulariy both farmally and informalty

1a ensure there is a direct and visible link
across the business, and act as a channel
for workforce views ta reach the Board.

As well as workforce engagerent, the CSR
Committee has formal responsibility for
engagement with the Company's wider
siakeholders. Stakeholder engagement 1s
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 are
detailed on pages 32-34. Examples

of how principal decisions takan by the
Board have been shaped by the impacls
on our stakeholders are described in

the Chairman’s letter an page 99.

Further information on British Land’s cantribulion lo
wider Sociely can be found on pages 38-48

Engagement with major shareholders
Institutional investors and analysts
receive regular conmunications from
the Company, including inveslar relations
events, one-to-one and group meetings
with the Chairman and Executive Directors,
and tqurs of our major assets. We have a
dedicated investor relatians team which
manages our day to day shareholder
engagement and provides regular
feedback to the board.

Throughout the yaar we have hosted a
number of investar events, boih virtwally
and in persen after the lifting of pandemic
restrictions. Investor events including site
lours have been held at Canada Water and
Nortan Folgate, and the CEQ, CFO and Head
of Real Estate have delivared their usuat
half year and full year results presentations
as well as participating in a number of
virlual and in-person roadshows, privale
clients roadshows and retail investor
meelings. We also engaged with our major
shareholders during our review of our
Remuneration Palicy. The resutbing changes
to the policy are summansed on page 129.

The Chairman is commitled to ensuring
that shareholder views, both positive and
negative, are relayed back to the Board and
is assisted by the executive team in deing
s0. The Chairman, Senior Independant
Director, CEO and CFQ are available to
address any concerns our slakeholders may
wish to raise. In June 2021 the Chairman
attended a number of meetings with key
investars and sharehalgers including,
amang others, BlackRock, Norges Bank
and Brookfield.

In addition to the Chairman’'s efforts, the
Chiefl Executive provides a written report
at each scheduled Beard meeting which
includes a summary of market activity and
commentary on investor meetings 1n the
period. Direct feedback received during
roadshows and other events is made
available to the Board as appropriate.

The Board engages with wider shareholders
via our Annual General Meeting which

15 held ina hybrid format and allows

lor shareholders to submit comments

or questions for the Board either in

person or via the website or telephone.

Conflicts of interest and

external appointments

The Directors are required to avoid a
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 Direclors
are required to nolify the Chairman and the
General Counsel and Cornpany Secretary
of all new potential outsice interests and
actual or perceived contlicts that may affect
them in their roles as Directors of British
Land. The Board reviewed its Conflicts ¢f
Interesls Policy during the year and made
amendments to provide a distinction between
the approvals required for significant and
non-significant appoiniments.

106 British Land Anaual Repart and Accounts 2022

The British Land Company PLC 00421920

Any external appointments must be
approved before they are accepted by
Qirectors. The Board has delegated
authority to the Chairman [or Senior
Independent Directors for appointments
cancerning the Chairman| and any other
member of the Nemination Commitlee lo
provide approval for significant appointments
in between scheduled Board meetings. An
updated register of situational conflicts of
interestis then tabled at the next scheduled
Board meeting fer approval by the full
Board. The register is provided to the Board
for review and approval at least twice a year.

In Novemnber 2021, Tim Score was appainted
35 Non-Executive Oirector of Bridgepaint
plc and Laura Wade-Gery was appoinied as
Non-Executive Director of Legal & Generat
Group plc. In September 2021 Irvinder
Goodhew was appointed as managing
director of Alvarez and Marsal. In ali cases
the Board considered the appointments and
concluded that they would not impact the
directors’ ability to dedicate sufficient time
to their commitments at British Land.

Prior approval ol the appointments was
given and they were subsequently noted

in the register of situational conflicts

which was then approved.

Non-Executive Directors’ letters of
appeintment set out the time commitments
expected from them. Following consideration,
the Nemination Committee has concluded
that all the Non-Executive Directers
continue to devote sufficient Lime ta
discharging their duties to the requirad
high standard. Further deiails on the
process for appointrent to the Board

can be found within the Report of the
Nomination Cammutlee en page 117,

British Land’s policy is to allow Executive
Directors 1o take one nan-executive
directorship at another FTSE company,
subject 1o Board approval. The Executive
Directors do not currently hold any such
Non-Executive Directorships.




Division of
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There is a clear written division

of responsibilities between the
Chairman (who is responsible for
the leadership and effectiveness of
the Board) and the Chief Executive
(who is responsible for managing
the Company).

The responsibilities of the Chairman, Chief

Executive and Senior Independent Director
have been agreed by the Board and are

available to view on our website britishland.

comfstructure-committees.

When running Board meetings, the
Chairman maintains a collaborative
atmosphere and ensures that all Directlors
have the opportunity te contribute to the
debate. The Directors are ahle to voice
their opinions in a calm and respectful

environment. allowing coherent discussion.

The Chairman also arranges informal
meetings and events throughout the year
te help build construclive relationships
between Board members angd the senior
rmanagement team. Tha Chairman meets
with individual Directors outside of farmal
Board meetings (¢ allow for open, lwo-way
discussion about the elfecliveness of the
Board, its Commiitees and its members.
The Chairman is therefore able to

remain mindful of the views of the
individual Directors.

Operation of the Board

Our governance framework sel out on page
104 ensuras that the Board is able to focus
on strategic proposals, major transactions
and governance matiers which affect the
long term success of the business.

Regular Beard and Cemmittee meetings
are scheduled throughaut 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

Careis taken to ensure that informalion is
circulated in good time before Board and
Committee meetings and that papers are
presented ctearly and with the appropriate
levet of detail to assist the Board in
discharging its duties. Tha Secretariat
assists the Board and Commystee Chairs
i agreaing the agenda in sufficient time
before the meeting te allow for input from
key stakeholders and senior executives.
Chairs of Committees are also sent

drafi papers in advance of circulation to
commitlee members to give time for input.

Papers for scheduled meetings are
circulaled one week prior to meetings and
clearly marked as being "For Decision’, "For
Information’ or "Faor Discussion’. To enhance
the delivery of Board and Cammittee
papers, the Board uses a Board portal and
tablets which provide 3 secure and efficient
process for meeting pack distribution.

Under tha direction of the Chairman, the
General Counsel and Company Secretary
facilitates effective information ftows
heiween the Board and its Commitiees,
and between senior management and
Non-Executive Directors.

Board Committees

Four standing Committees have been
operating throughout the year: Audik,
Nomination, Remuneration and Corporate
Soecial Responsibility, to which certain
powers have been delegated. Membership
of each of these Commitiees is comprised
solely 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 Commitiee and the matters reserved
for the Board are available on our website
at britishland.com/commitlees.

The Board has delegated authority for the
day-to-day management of the business
to the Chief Executive. Executive Directors
and senior managemenl have been given
delegated authority by the Board ta make
decisions within specified parameters.
Cecisions outside of these parameters
are raserved for the Board, although
management will often bring decisions
within their delegated authority to the
Board for scrutiny and challenge.

Managernent are supported by three
standing Executive Commitiees:

Executive Committee
The Chief Executive is supported by

‘the Executive Commiltee in discharging

his duties which have been delegated

by the Board. Comprised of the senior
management team, the Commiitee’s main
areas of focus are the formulatien and
implementatson of strategic initiatives,
business performance moenitoring and
evaluating and overseeing culture and
stakeholder engagement.

Investment Committee

Principal investment decisions are reserved
for the Board, however it has delegaled
authority to the Investment Committee 1o
make decisions within specified financial
parameters. The Investment Commiltee

is chaired by the Head of Strategy, Digitat

& Technology. lts membership comprises
the majority of the Executive Commiitee
including the CEQ and CFO. The Investment
Committee also reviews investment
propasals ihal fatl outside of its delegated
authority and provides recommendalions

to the Board for its censideration.

Risk Commiltee

The Chief Financial Officer chairs the Risk
Committee which comprises all members
of the Executive Committee and seniar
rmanagement across the business. The
Committee has averall accountability for
management of risks across the business in
achieving the Company’s strategic objectives.

Management Committees

The Board Commitiees are supperled by

a number of management commiliees as
detailed in our Governance framewaork on
page 104. Each management commiitee
feeds into the relevant Board Committee on
a particular area of {focus and implements
any Board recommendations threughout
the business.

If relevant, new rnanagement committees
or working groups are established around
key areas of focus to report into the Board
or management Committees. This year,
following the completion of the scenario
analyses, we have established a TCFD
working group to succeed the former
commiltee that fecuses on the new
regulations mandating climate disclosures.

A new Infarmatien Security Committee was
formed at the end of last year e support
the Risk Committee in monitoring the
effectiveness of the Company's Information
Security through Key Risk Indicaters and to
recommend new securily initiatives.
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GOVERNANCE REVIEW continued

Composition,

succession and evaluation

Composition, succession and evaluation
Cur rigorous and transparent procedures
far appointing naw Directors are led by the
Nominaiion Committee. Non-Executive
Directors are appointed for specified

terms and all continuing Directors

offer themselves for election ar re-electien
by shareholders at the AGM each year
pravided the Board, on the recommendatian
of the Nomination Committee, deems it
apprepriate that they do sg, taking inte
account various laciors including the tength
of concurrent service. The procedure for
appointing new Directars is detailed in the
Nomination Commiltee Report on page 117.-

The Nomination Commitiee is responsibte
for reviewing the composition of the Boarg
and its Commillees and assessing whather
the balance of skills, experience, knowledge
and diversity is appropriate to enable them
to operale effectively. More detail can be
found in the Nomination Commiltee

Report on page 117,

As well 35 leading the procedures

for appointmenits to the Board and its
Commitrees. the Nomination Commitiee
oversees succession planning for the Board
and senior management with reference to
the Board Dwersily and Inclusion Policy.
Further details on the work of the
Nomination Committee and the Diversity
and Inclusion Policy are within its Report
on page 118.

The Notice of Meeting for the 2022

Annual General Meeting details the

specitic reasons that the contribution

of each Director seeking election or
re-election is and continues to be important
to the Campany’s long term sustainzble
success. The biographies of each Director
on pages 101-103 set gut the skills and
expertise that each Director brings Lo

the Board.

Foltowing a recommendation from
the Nemination Committee, the Board
considers that each Non-Executive Director
remains independent in accordance with
provisions of the Code.

Internal Board evaluation

The internal evaluation of the Board was
conducted by the Head of Secretariat
circulating questionnaires, seeking
quantitative and qualitative feedback

and reporting the autcomes to the Board.

In addition to the format questionnaire, the
Chairman mel each Non-Executive Director
individually during the year to discuss their
contribution to the Board and to take their
feedback. The Senior Independent Director
held a meeting of the Non-Executive
Directors without the Chairman Lo appraise
the Chairman’s performance and running
of the Board,

The internal evaluation concluded that the
Beard. its Commitiees and its individual
members all continue to operate effectively
and with due diligence. It also confirmed
thal good progress has been made on the
recommendations made as a result of the
external board effectiveness evaktuation

in 2021:

- Time had heen spent gaining insight
inte Non-Executive Directors wider
experiences and applied where they
could be of assistance to the Board;

- Key measures and KPls had been
introduced (o monitor progress
against execution of the strateqy
of Lthe business and are reviewed
at every Board meeling;

- Efforls to mainlain contact between
Non-Executive Directors and the wider
Company through speaker events and
lunches had continued despite Covid
restrictions; and

~ Carelully chosen and relevant external

speakers were invited to Board meelings.

108 British Land Annuat Report and Accounts 2022

The British Land Company PLC 00621920

Specific actions were drawn from
the resulis of the recent internal
evaluation, including:

- Areview of competiter peer group
significant activity was to be included in
the regular update to the Board from the
Chief Execulive;

- Management to provide the Board
reqularly with maore detailed feedback
from investor and analyst engagement
10 build on the process already in place;

- Management succession plans to be
brought to the Board as a recurring
agenda item: ang

- Continue to invite external speakers
1o Board meetings as appropriate.

We will report on progress in these areas
in the 2023 Annual Report. The next Board
evaluation will take place in March 2023.




Audit, risk management

and internal control
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Audit Committee

The Audit Committee is respensible for
monitoring the integrity of the financial
statemenis and resulls announcemenis of
the Company as well as the appointment,
remuneration ang effectiveness of the
external and internal auditors. The detaited
report of the Audit Camrarttee is un payes
120-3246.

Financial and business reporting

The Board is responsible for preparing

the Annual Report and confirms in the
Directors’ Responsibilities Statement set
out on page 157 that it believes that the
Annval Report, taken as a whole, is fair,
balanced and understandable. The process
for reaching this decision is autlined in the
report of the Audit Committee on page 122.
The basis on which the Company creales
and preserves value over the long term

is described in the Strategic Report.

Risk management

The Board determines the extent snd nature
of the risks it is prepared to take in order to
achieve the Company’s slrategic ebjectives.
The Board is assisted in this responsibility
by the Avdit Commitiee whith, in
conjunction with the Risk Cemmittee,
makes recommendations in respect of

the Group’s principal and emerging risks,
risk appetite and key risk indicators.
Further information an the Group’s risk
management processes and role of the
Board and the Audit Committee can be
faund on pages 125-126.

The Board has responsibility for

the Company's overall approach to

risk management and iniernat control
which includes ensuring the design
and implementation of appropriate risk
management and internal control systams,
Oversight of the effectiveness 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 of its review for the

year ended 31 March 2022, and to the date
of this Report, the Audit Committee has nol
identified, no- been advised of, a faiting or
weakness which it has determined to

be significant.

Page 123 sets out the confirmations that the
Audit Committee made to the Board as part
af the risk management and internal control
assurance process for the full year.

Internal control over tinancial reparting
As well as complying with the Code,

the Group has adopted the best practice
recommendations in the FRC 'Guidance
an risk management, internal control and
related financial and business reporting’
and the Company’s internal contral
framewaork operates in line with the
recommendalions set out in the
internationalty recognised COS0

Internal Control Integraied Framework.

Audit, Risk Management & Internal Control
The key risk management and internal
control procedures over financial

reporting include the following:

Qperational risk management framework:
operational reporting processes are

in place te mitigate the risk of financiat
misstatement. Key conlrols are owned by
senior managers who report on compliance
on a six-manthly basis to the Risk
Committee, All key internal linancial
controls are reviewed on a two-yearly

cycle by internal audit. The risk and

control team carry out sample testing;

Financial reporting: cur financial reparting
process is managed using docurnented
accounting policies and reporting formats
supported by detailed instructions and
guidance on reporiing requirements. This
process is subject to oversight and review
by both external auditers and the Audit
Committee; and

Disclosure Committee: membership
comprises the Chiel Executive, Chief
Financial Officer, Chief Operating Officer,
Generat Counsel and Company Secretary
and Head of Secretariat. The Committee
regularly reviews draft financial reperts and
valuation information during the interirm and
full year reporting process and determines,
with external advice frem the Company’s
legal and financial advisers as required,
whether inside information exists and

the appropriate disclosure requirements.

Going concern and viability statements
Oisclosures on our use of the ‘going
caoncern’ basis of accounting and our
viability statement can be found in

the Viability Statement on page 97,
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Remuneration

The Company's remuneration policies
and practices are designed to support
our strategy and prormote the long term
sustainable success of the business.
We have a clear strategy, focused on
our Campuses and Retail & Fulfilment,
which positions our business for growth.
Delivering against this strategy creates
the inpuls for future value creation for
all of our stakeholders. In our Directors’
Remuneration Repart we explain our
approach to incentivise and reward
employees to deliver value creatian
whilst also managing the business

lon a day-te-day basis. We also

explain how we create alignment

with shareholders and measure our
performance over the longer term.

In accardance with the Code, the
Remuneration Committee is recommending
a new Remuneration Palicy for approval

at the 2022 AGM, The recommended
Remuneraticn Policy is set out an

pages 131-137.

Our current Remuneration Palicy was
approved by shareholders at the 2019 AGM.
The Remuneration Commiitee is also
responsible for establishing remuneration
of the members of the Executive Committee

The Committee is authorised lo use discralion in
determining remuneration sutcomes for Executive
Directors and the wider worklorce. Further details
an the Committee’s use of discretion this year can
be found in the Direclors” Remuneration Report
starting on page 127
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Key investor relations activities during the year

April 2021

- Peel Hunt Real Estate -
Conlerence, including

virtual property tour of
100 Liverpool Street

July 2021

- Retail investar webinar
- AGM

December 2021

- UBS Global Real Estate
conference including site
visit of 100 Liverpaol Street

and Norton Folgate

March 2022
- Citi Apnual Global CEO
Property Conference

- Bofa Real Estate
CEO Confarence
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May 2021

- Full Year Results Roadshow

September 2021

January 2022

June 2021

- Goldman Sachs Eurcpean
Financials Conference

- Chairman’s Invesior Meetings

- Morgan Stanley Europe &
EEMEA Property Conference

Full Year Results
Presentation

November 2021

- Hali Year Resulls
Presentation

- Half Year Results Roadshow

- JP Margan Best of British

Conference

Goidman Sachs European
Real Estate Conference
BolA Global Real Estate
Conference

Naorton Folgate Analyst
Site Visit

Virtual US roadshow

February 2022

- Canada Water Analyst ang
Investor Site Visit

Barclays European Real Estate
Conference including site visit
of 100 Liverpool Street

US Private Client

Investor Roadshow

UK Private Client
Investor Roadshaw




BOARD ACTIVITY

APPLIED GOVERNANCE
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The Board meets regularly with people from
across British Land and interacts with a range of advisers
including corporate brokers and valuers to implement
our strategic priorities.

[ Our key focus areas: |

Campuses
Beard focus areas: Key Decisions:
Realising the potential of our Campuses through: - Establishment of Canada Water joint venture
- Active capital recycbing through disposals and - Appraval of 1 Broadgate and Canada Water
the formation of joint ventures ta focus on Phase 1 development
London Campuses " - Unconditional exchange on Paddington jeint venture

- Investment in innovation Campuses outside London
- Replenishment of long tlerm development pipeline to

redeploy recycled capital

Retail & Fulfilment

Board focus areas: Key Decisions:

Targeting the opportunities in Retail & Fulfilment by: - Acquisition of Hannah Close, Wembley

- Assembling a pipeline in London urban logislics - Logistics strategy deep dive

- Focusing on retail parks to unlock value from the - Acquisition of 100% of units in Hercules Unit Trust

grawth of online
- Analysis of retait landscape and navigating
occupier insalvency

[ Delivered by our pesple and underpinned by our commitment to sustainability I

Board focus areas: - Supporting workforce wetlbeing,
- Progress on our 2030 Sustainability informed by our workforce
Strategy and pathway to Net Zera engagernent surveys

by prioritising the re-use of existing
buildings whare passible and challenging
ourselves to reduce embodied carbon in
new builds

- Focus on diversity and inclusion at
all levels of the business

Key Decisions:
Development of 2 Finsbury Avenue
Publication of Diversity, Equality
& Inclusion Strategy

- Board sustainability deep dive
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REPORT OF THE CORPORATE SOCIAL RESPONSIBILITY COMMITTEE

Helping people thrive

We seek to ensure the Company

is a first-class employer, builds and
manages first-class boildings for its
communities and occupiers and
delivers this in a sustainable way.

| am pleased to present the report of
the CSR Committee for the year ended
31 March 2022.

The Committee was set up three years
390 to assist the Board in overseeing its
engagement with employees and ather

stakeholders and to monitor the Company’s
wider contribution ta saciely and the
environment. In Nevember 2021, Mark Aedy
joined the Cornmittee as lrvinder Goodhew
siepped down 10 join the Remuneration
Committee. | would Like lo thank Irvinder
for her meaningful contribution threughaut
her tenure.

This repart sets oul in detail the activity
undertaken by the Committee during the
year ended 31 March 2022.

Committee composition

The Committee is compased sclely of independent Non-Executive Directors. Attendance at
Committee meetings during the year is sel out in the following table:

Dase of Commilies

The British Land Campany PLC 00421520

Committee effectiveness

The Committea’s effectiveness was
reviewed as part of the wider internal
Board evaluation which concluded that
the Committee had operated effectively.
The Committee reviewed and updated its
terms of reference during the year, which
are availabie ak britishland. com/cormnmitiees.
The changes made were to define
responsibilities between the Committee
and the Remuneration Committee.

Committee responsibilities '
The Camrnittee continyes to operale a
three-pillar approach to fulfil our primary
roles of being a first-class employer,
huilding and managing first-class buildings
and environments for our communities

and occupiers, and delivering thisin a
sustainable way for bath our communities
and the environment. As a Cornmittee,

we make sure that cur key stakehatders
are at the core of every discussion and
decision made in order to create Places
People Preter.

Over the past three years the Committee’s
responsibilities have expanded te include
greater oversight of the Company's
environmental and social activilies. To
reflect this expansion we are changing
auf name to the Enviranmental Sacial
Governance Committee and will report
under this nare going forward, Qur
responsibilities are listed below.

Understanding our impact on the
community and environment:
- Oversee the Transition Vehicle
- Dversae the Community Investment Fund
- Undersiand the impact of our operations
on the community and environment,
including monitoring the execution
of the 2030 Sustainability Stratagy
- Understand our charitable activities
Build and manage first-class buildings:
- Oversee and monitor gur Health &
Safety systems
- Monitor the processes and
mechanisms far building relationships
with customers, suppliers and other
keay slakeholders

Rirector Position appoiniment Attendance

Alastair Hughes Chairrman ) Apr 2019 3/3  Understanding the views of employees:
Lynn Gladden Member 1 Apr 2019 3/3 - Assess and monitor cur culture 1o
Mark Aedy Member 17 Nov 2071 11 ensure it aligns with our purpose,
Irvinder Goodhew! Member 1 Oct 2020 22 values and strategy

1. Mark Aedy joined the Commitiee following Irvindar Goodhew's departure from ihe Committee on
17 Novernber 2071, Mark attended an additionsl Commitlee meeting in October, before he joined

as @ member.

Memgers of the senior management team, including the Chief Executive Officer, Chiefl
Financial Officer, General Counsel and Company Secretary, Chief Operating Officer and
Head of Secretariat are invited to each Committee meeting. Other members such as the
Head of Developments, Head of Envircnmental Sustainahility, Head of Social Sustainability
and Head of Employee Relztions are invited (o attend the sectian of the meetings relevant

ko their work.
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- Engage with the workfarce on behalf of
the Board

- Review workforce engagement
mechanisms, including considering their
oulpuls and assessing their effactiveness

- Monitor the develapment of gender
and ethnic diversity of the seniar
management pipeline, including
monitoring the execution of the 2030
Diversity, Equality & Inclusion Strategy




Key areas of focus for the
year ended 31 March 2022
This year we concentraled on Brilish
Land’s efforts in diversity. equality

and inclusion, progress against

aur sustainability strategy and our
tonstruction and supply chain pressures.

Diversity, equality and inclusion

We have built on our Race Equality
Framework and Diversity & Inclusion
Framework, that were established lasl year
m response to feedback from our people, to
create the Diversity, Equality & tnclusion
Strategy. This was the product of the
outstanding effort of various groups

across the business with coltaboration

and building for the future at its core -
two key pillars of our Company values. The
Committee was involved in the development
of the sirategy, specifically by challenging

rmanagement to create a framework that
had quantifiable outcomes. The full strategy
can he found zt britishland.com/fdiversity-
equality-inclusion.

The DE&I strategy is based on five pillars
that underpin our mission to deliver Places
Peaple Prefer in a way thal addresses the
interconnected nature of diversity. The
pillars are people and cullure; recruitment
and career progression; our leadership;
our industry and supplier networks; and
our places and carnmunities. We require
all suppliers te adopt our Diversity, Equality
& Inclusion Supplier Charter tc ensure
our supply chains align with ocur values.
Following the success of using ‘blind CVs’
for juniar roles - which means at the point
candidates are selected for interviews by
line managers, indicators as to ethnicity
and gender have been removed - this year
we have used blind CVs in the recruitment
process for all levels where we can.
Looking farward, we will introduce aur
‘reverse mentaring’ programme belween
leaders and ethnic minerity colleagues.

We are proud 1o publish such an authentic
and clear strategy that we can report and
measure progress against. We hepe that
it helps us be a leading force for change
in our industry.

Last year we set a target to reduce our
gender and ethnicity median pay gaps by
2% year on year. This year we published our
ethnicity pay gap data for the second year
meaning that we can compare the data for
the first time. It is encouraging to see that
we have reduced the gender pay gap by
8.4% 10 19.2% and ethnicity pay gap by 8.1%
o 19.2% . We were aiso pleased to come 15"
in the 2021 FTSE Women Leaders Review
for Women on Boards and in Leadership.

Progress against our

sustainability strategy

Good progress has been made on the
Sustainability Strategy. Net Zero audits
were completed during the year at 29 assets
that cover 90% of landlord procured energy
censumption. The information callated

will be invaluable in improving the energy
efficiency of our spaces and reaching our
target of reducing operational carbon
emissions by 759% in respect of our
managed portfolio. The Sustainability
Commiitee, comprised of senior managers
from across the business, monitors the
pragress of the sustainability targets
owned by Executive Committee members
and which cascade through the business.

Building on the research undertaken last
year into the key local issues at our places,
this year we have identiiied ways in which
we will work with lacal communities lo
address those issues where we can

have the greatest impact,

Construction and supply chain pressures
The Commitiee remain assured that the
construction and healih and safety teams
have cperaled with vigilance during a period
of volatility and challenging external factors.
Supply chain and inflationary pressures
nave been aclively managed through early
procurement, quick decisien making. and
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redistributing materials already in our
possession. We continue to demoenstrate
best in class construciion and health and
safety practices alongside our commitment
ta sustainable developments. For example,
during the design stage of 2 Finsbury
Avenue the management team challenged
the destgn team to make design and
procurement changes [o reduce carbon lo a
market leading level for a high rise building.

Fulfilling our responsibilities
Understanding our impact on the
community and environment

There are twa threads of the Sustainability
Strategy: the wider erwironment and

the specific communilies surrounding

aur properties.

Community

Our Place Based approach is central to

the Society piliar of our 2030 Sustainability
Strategy. During the year the Committee
challenged the team to define and articuiate - -
the activities of the Place Based approach to
help us better communicaie and amplify its
impact. As a result, we have a clear outline

of the approach for twenty four places.

We oversee the Community Investment Fund
which supports cur Place Based approach
by providing funding to charittes, social
enterprises and community crganisations
operating in our places. A total of £1.4m
was spent in the year ended 31 March

2022. This year we also launched Campus
Communily Funds at Paddington Central
and Braadgate in addition ta the existing
fund at Regent's Place.

Environment

Achieving net zero carbon on new
developments is a key component of

the sirategy and we continue to monitor
and challenge the management ieam

Lo achieve the lowesl possible embodied
carban for our buildings, before offsetting
the remaining carbon as a last resort.

Case Study: Paddington Central
Qur Place Based approach is delivered thraugh
our Local Charter which provides a framework
of four key focus areas: emplayment,
education, connectian and local business.

Paddington s Place Based theme is inclusive
and accessible opportunities. and tegether
with our customers, supgliers and community
partners we facus on crealing inclusive and
accessible skills, training and employment
opportunities that dring mutual benelits te
both Paddington Central and pecple locally.

Our Paddington Centrat Campus runs
employment programmes such as Bright
Lights, which links the site with local and
diverse lalent whilst supporting under/
unemployed people lo access employment
opportunities; educalion initiatives like Young
Readers Programme aid local schoolchitdren
in growing their love of literacy: the Paddingion
Central Community Fund cennects Paddington
Central businesses lo local causes: and
affordable space on site supports capacity-
building for non-profits e g. space donation

to Care4Calais for a distribution unit.
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REPORT OF THE CORPCRATE SOCIAL RESPONSIBILITY COMMITTEE continved

Fallowing the success of our first net

zero development at 100 Liverpool Street,
which achieved 2 Green Building of the Year
award, we have now olfset 1 Triten Sguare
and St Anne’s In total 22,000 tonnes of - -
carbon were offset at the two developments.
This year we also maintained a 5 star
GRESB rating meaning that we continue

to be in the top quintile of participating

real estate companies for sustainability
performance globally. See pages 38-39

for further infermation.

The Transition Vehicle is crucial to

improve the operational periormance of

our portfalio. The Vehicle was created in
2021 to finance sustainable initiatives on our
standing partiolio and offset carbon on new
developments, and currently holds £15.6m
ready to be depleyed. Energy efficient
inferventions on our standing partiolio

are being identified through our Net Zero
audits. We will manitor where funding is
directed over the caming years and report
on specilic initiatives within future Annual
Reports. So far, we have been improving the
energy efficiency of the standing portfolio tu
strengthen their EPC ratings; one example
being the instatlatian of air source pumps at
10 Exchange Square and 338 Eusion Road.

Engaging with our occupiers, bath

current and future, has demonstraied that
robus! environmental credentials are vital
to them which has heightened our focus
on sustanable buildings which in turn
supports leasing, enabling us te let space
maore quickty and achieve higher rents.

To help tackle this we will be introducing
sustainability clauses in our leases, This is
a great example of how engagement with
our stakeholders is driving change in how
we run our business. Read more about our
environmental leadership on page 38,
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Network Case Study:

BL Pride Committee

The BL Pride Commiitee is one of
the longest running of our Employee

Head of Legal. He says: “The BL Pride
Commitiee warks Lo raise the profile of

employees 1o be good allies. Through
various activities including hasting social
evenls, arganising training sessions,
charity fundraising and inputling into BL
policies, we aim to create a culture of
acceptance both within the cornpany and

Networks and is chaired by Paul Edwards,

LGBT+ issues angd encourage British Land

in the wider industry. Events such as our
Corperate Queer Exhibition al Broadgate
in September 2021 gim to demaonstrate
that we have visible senior LGBT+ leaders
at British Land and that employees can
bring their whole selves to work. It has
been heart-warming for me tp hear irom
colleagues who are out publicly in their
work lives for the first time in their role at
BL, The opportunity to present to the CSR
commitiee sends a clear message that
Diversity & Inclusion is valued at all
levels of the business.”

Build and manage
first-class buildings
The Commiitee took time to understand

‘management(’s approach to health and

salety and was impressed with the rigour
and detail of the systems in place tc ensure
our buildings and pracuices are safe.

During the year we received reports

that showed how we are mitigating Lhe
inflationary pressuras experienced by the
construction industry, driven by matenal
supply constraints, labour shartages and
energy price rises. The impact of these
external factors on our decision rmaking,
procurement routes and contractor
selection were brought to our attention
and challenged appropriately. We were
assured that they werg approached with
high lavels of awareness and diligence.

Understanding the views

of employees

Previously, we have provided a separate
Workforce Engagement Stalement.

From this year, as the Committee is
responsible for workforce engagement and
in practice, it forms one of the three main
responsibilities of the Cammittee, we have
integrated the Workfarce Engagement
Statement so that it farms part of the

CSR Commirtee Report.

The Committee 15 well placed to receive

updates on the below engagement methads.

This holistic oversight emphasises the
benefit of having the Commiitee as aur
chosen warkfarce engagerment meihod.

How we engage

BL employee networks

As seen on pages 35-37. our employee-ied
networks are integral to creating and
maintaining an open dialegue ta keep
management informed on social issues
impacting cur stafi. By working with our
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Board. Executive Committee and CSR
Committee, our networks effect reat
change within the business, infarming on
policy and initiatives to ensure our people
remain at the heart of everything we to.
Non-Executive Qirectars are directly
influenced by eur grassroot netwarks
and the feedback received acts as a
litmus test for the health of pur culture.

As well as regular meetings with the CEQ,
our network chairs are inviled lo present

at the Executive and CSR Commitiees. We
find these updates invaluable as they give
us direct conlact with some of the most
passionate people in the business. Each
network is encouraged to give feedback as
to how we can halster their efforts at Board
level. The natworks informed us that senior
attemdance at network events was hugely
imporiant and since, these members have
made a concerted effort to ba more involved
which illustrates how our vatues flow
through the entire business.

Internal communicatien

Strong communication played an essential
role in the transition back into our offices.
As pandemic restrictions were lifted,
regular emails to employees kept them
updated on warking arrangements and
Executive Commitiee members discussed
any major poticy changes with their teams
1o understand how employees were feeling
which was fed back to the CSR Commitlee.

Following the successful return to our
offices, monthty all staff meetings resumed
led by an Executive Committee member in
3 hybrid format, allowing stalf te choose

to join physically or via video link.

Director engagement

Following the pandemic we were glad la
reintroduce our regular pregramme of Non
Executive Director breakfasts and lunches
with senior employees.




Following the success of the “In Conversauion
with Lynn Gladden™ event hosted by our
women's nelwork, equitaBle, Irvinder
Goodhew joined the network for a virtuat
(:&A attended by over 100 staff members,
where she spoke candidly about her career
and the challenges she has faced. The
session was recorded and abie to be
accessed by colleagues whe could not
attend the live event.

Last year the Board endorsed a proposal
for Non-Executive Directors and Executive
Committea members to mentor highly
performing talent within the business and
under this scheme several Non-Execulive
Directors now mentor senior employees
across the bustness.

Financial awareness

At the half and fult year, our Chief Executive
Otficer, Chief Financial Gificer and Head of
Real Estate present the financial resulls to

Ownership

Our Company-wide Share Incentive Plan
and Save As You Earn Schemes continued
to operate throughout the pandemic. In
2020, we suspended the annual free share
award, part of the Share Incentive Plan, but
having understood from employees in our
engagement survey lhe high value they put
on the annual Free Share award and given
the strong financial perfarmance of the
Company, we will be resuming this

aspect of the scheme from 2022.

Employee surveys

In February we conducted our annual
employee engagement survey which was
the first full survey since 2019 because

we relied on more regular, pulse surveys
during the pandemic. We continue to enjoy

good results, particularly in cultural areas
that take a long time to build, such as belief
in our social purpose and commitment ta
diversity. Of note, 83% of stalf surveyed
reported that they have confidence in the
leaders at British Land, and 88% raported
that they felt British Land’s commitment

to social respensibility is genuine.

We also saw improvement in some of our
weaker scores versus 2019; confidence in
collaboration and camrnunication was up
by 8% following measures to address this,
such as more inlernal communication and
establishing the British Land Leadership
Team. However, employees did voice
concerns about compensation, workload
andg career progression which have been
seen across the labour market generalty
following the pandemic and mare recently
with the cost of living crisis.

We also took tme to delve inlo the survey
results thraugh a diversity lens. Qverall, the
concerns mentioned above were shared by
all socioeccnomic grevps. A breakdown of
the results by gender, ethnic group and
sexual orientation was shared with the
relevant networks so they can use the

data to inform their goals and activities.

The results of the survey were presented

to employses and areas of concern were
addressed openly. Individual teams were
asked to discuss their team-specific results
compared to the wider Company, and their
feedback wilt be used to form an action
ptan in the immediate and lang term,

From April to June 2021 we held weltbefng
tocussed pulse surveys which showed
that nearly 90% of colleagues consistently
teli supported by British Land during the
panderic and over 80% thought senior
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leaders demonstrated that employee
wellbeing was important. These surveys
helped us understand employees’ sentiment
and respond in the most effective way to
make sure that our peopie felt looked

after during this disruptive period.

Key areas of focus for the

coming year

This has been a productive year in collating
the right data and using it to nferm our
decision making. We will continue Lo provide
uversight of our Sustainability Strategy and
progress against our net zero carbon targels.
We will also report on the projects that the
Transition Vehicle will support in the 2023
Annual Report.

Diversity will rematin a focal point for the
Committee to ensure there are processes in
place to facilitate a civerse pipetine of talent
for the future. Importantly, we witl monitor
progress against the new Diversity, Equality
and Inclusion strategy, gender and ethnicity
pay gap, and race equality objectives. We
hope that together these objeclives will

add to the good work already carried out

in enabling our people Lo bring therr whole
selves to work, which is a foundation of

our culture at British Land. We will also
maintain best in class construction and
health and safely whilst steering the
business through the challenges of

the macro envircnment.

X

Alastair Hughes
Chairman of the CSR Commiitee

Network Case Study: BL NextGen
The NextGen Network is our newes!
employee network and is chaired by
Joseph Bass and Gafar Fashola, Canada
Water Administrator Apprentices and
Patricia Rus, Investment Assooiale.
“We started cur network in response to
previous staff survey resulls indicating
that junior employees felt they lacked
meaningful ways to connect with colleagues.
in addition, retention of junior staff at

* British Land and in the wider industry is
a chalienge: 25 - 29 year-olds are some
of the most job-mobite employees and
made up lhe highest percentage of British
Land ieavers We wanted to creale a
forum for junior professionals to share
tdeas, develop skills and widen their
networks to develep their careers.

In the first six months of eperation,

over 40 people signed up for our Buddy
Programme, which provides new slarters
with a ‘buddy’ for their first six manths of
employment ta ease integratian into the
company. We also launched our Teach in
sessions which aim to give colleagues
better insight into different areas of

the business and the wider real estate
industry. Also, we have collaborated with
bath the British Property Federation and
Real Estate Batance on events for our
Network members. Itis important to us
to keep young professionals at British
Land connected across the property
industry (o ensure we altract the

best talent.”
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REPORT OF THE NOMINATION COMMITTEE

Ensuring a balanced
and diverse Board

The Nomination Committee The develepment and execution of our

supports the Board on composition,  long term strategic objectives. ember!ding

succession and diversity matters. of our culture and values and promation
of the interesls of cur stakeholders are

1 am pleased Lo present the report of the all dependent upon effective leadership

Nomination Commitiee for the year ended  ar both Board and execulive level. It is

31 March 2022 the Committee’s responsibility to maintain

an appropriate combination of skills and
capabilities amongst the Directors. Long
term succession planning at Board and
exacutive level remains a key priority of the
Committee. We regularly consider the skills

The Nomination Commitiee continues (o
play a key role in supparting British Land's
long term sustainable success.

Comumittee composition and governance

The Cammittee has five members. As at the 31 March 2022 year end the Commuttee
comprised- Tim Score, Preben Prebensen, Alastair Hughes, Laura Wade-Gery and
Irvinder Goodhew.

Details of the Commitize’s membership and attendance at meetings during the year are
sel oui in the table below.

Date of Cammuttes

Director Pgsition ApPainlment Attendance
Tim Score - Chairman 1 Apr 2017 &fh
Alastair Hughes Member 29 July 2029 4f4
Irvinder Goodhew Member 18 Nov 2020 4fe
Laura Wade-Gery' Member 18 Nov 2020 /4
Preben Prebensen  Member 19 July 2019 44

1. Laura Wade-Gery mussed one Nommation Committee meeting in May 2021 due ta illness.
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and experience on the Board (o ensure
that succession plans maintain the correct
batance of skills and experience Lo deliver
the strategy over the coming years.

There were minimal changes to the Board
during the year under review. Following the
selectipn process as detailed in the 2021
Annual Report, Bhavesh Mistry joined the
Board as Chief Financial Officer on 19 July
2021. Following the departure af William
Jackson, the Commitlee determined the
skill sel required and following a rigorous
selection and appointment process, Mark
Aedy was appointed as a Non-Executive
Director on 1 September 2021,

Nichalas Macpherson, having served on the
Board since December 2016, has decided
not to offer himsell for re-election and will
stand down at the canclusion of the AGM.

| wanit to thank him for his input and
valuable contribution,

All of the Committee aciivities set auv inthis——

Report were conducted within the context of
0ur LNWavering Cornmitmant to impraving
inclusion and diversity across British Land.
Assisted by the work of the CSR Committee
In ensuring a diverse pipeline for successian,
considaration was given to the benelits

of diversity in its widest sense including
gender, social and ethnic backgrounds and
personal strengths, particularly in view af
the Company’s purpose and straiegy. We
are proud of the tangible impact British
Land's diversity pelicies and initiatives are
having both at Board level and in the wider
business, and we report an this progress
boih in this Reporl and in the People and
Culture section of the Strategic Report.

Looking ahead, the Commitiee is focussed
on the long term successicn of the Board.
As Directors appreach their nine-year
limits, the Cammittee has an opportunity
to consider more broadly the skill set and
diversity of the Board as a whole. | hope
you find the following report interesting
and illustrative of our focus on ensuring
that the Board and tts Commitlees
remain well equipped with the skills

and capabililies needed to drive the
future success of British Land.

i gé\.,_q,

Tim Score
Chairman of the Namination Commitiee



Key areas of focus during
the year

Director search and selection

As explained in the introduction

Mark Aedy was appointed as Oirector
on 1 September 2021,

Mark is currently a Managing Girector and
Head of Moelis & Coampany EMEA & Asia
Investment Banking. Prior to 2009, Mark
was an the Global Executive Committee of
Corporate & Investment Banking at Bank
of America Merrill Lynch and before that
Head of Investment Banking EMEA at
Merrill Lynch, Aside from his executive
career, Mark holds various non-profit and
public sector board roles. including Senior
Independent Direcior of the Royal Marsden
NHS Foundation Trust and is a Trustee of
The HALO Tryst.

The search process was conducted in
accordance with the Board Diversity and

—Inclusion-Policy and the Selaction and
Appsintment Process, which are both
explained later in this report. Russell
Reynolds Associates, the executive search
firm appainted, has nc other relationship
to the Company ar individual Direclers.
The firm has adopted the Voluntary Code
of Conduct fer Executive Search Firms
on gender diversily and best practice.

Board and Committee composition reviews
and appointments

During the year the Commillee reviewed

the brozder composition and balance of the
Board and its Committees, their alignment
with the Company's strategic objectives,
and the nead for progressive refreshing of
the Board. The Committee recommended
the appoinimeant of Mark Aedy to the CSR
Commitiee in the place of Irvinder Goodhew.
Mark brings a wealth of financial

%

Investment experience and knowledge to
the Committee. Fallowing the meaningful
contribution that Irvinder Gaodhew brought
ta the CSR Committee since her appointment
in 2020, Irvinder has been appointed lo the
Remuneration Committee. Both changes
tock effect from 17 Nevember 2021,

Laura-Wade Gery and Lynn Gladden
completed their secend three-year terms in
May 2021. In reaking recemmmendations for
reappoiniments, the Cormmitiee considered
their perfarmance and ability 1o contribute
effectively to Board discussiens and to
challenge the performance of rnanagement.

The Committee is satisfied that, following
the Board and Commuittee composition
changes described above as well as the
internally facilitated Board effectiveness
evaiuation, the Board and its Commilttees
continue to maintain an apprepriate balance
o! skills and experience required to lulfil
their rales effectively.

Independence and re-electicn

The independence af all Non-Execulive
Directors is reviewed by the Committee
annually, with reference to their independence
af character and judgement and whether
any circumstances or relationships exst
which could affect their judgement. Having
regard to all such considerations, the Board
is of the view that the Nan-Executive
Directors each remain independent,
nolwithstanding their periods of tenure.

Prior to recommending the reappointment
aof serving Directors to the Board, the
Committee also considers the time
commitment required and whether

gach reappointment would be in the
bestinterests of the Company. detailed
consideration is given to each Director’s
cantribution to the Board and its
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Committees, together with the overall
balance of knowledge, skills, experience
and diversiy.

Following its review, the Committee is of the
opinicn that each Non-Executive Director
continues Lo demonstrate commitment to
his or her rocle as @ member of the Board
and its Cammittees, discharges his or her
duties effectively and that each makes a
valuable contribution to the leadership

of the Company for the benefitof

all stakehotders.

Accordingly, the Comrnittee recommended
to the Board that all serving Directors
{except Nicholas Macpherson who is
standing down at the conclusion af the
AGM)| be put farward for atection or
re-election at the 2022 AGM.

Biographies for each Director can be found
on pages 101-103.

Succession planning

The Commiltee is responsible fof reviewing
the succassion plans fer the Board, including
the Chief Execulive. We recognise that
suceessful succession planning includes
nurturing our own talent pool and giving
opportunities 1o those who are capable of
growing into more senicr roles.

The succession plans for the Executive
Directors are prepared on both shorter
and longer term bases while those for
Nen-Executive Directors reflect the need
to refresh the Baard regularly. Such plans
take account of the tenure of individual
members, The Committee’s review of
Executive Direcior succession plans
includes consideration of the process
for talent development within the
arganisation to create

a pipeline 1o the Board.

Role brief

The Cammittee works anly

with external search agencies
which have adopted the
Voluntary Code of Conduct

tar Executive Search Firms

on gender diversity and best
practice. The Committee and
agency work together to develgp
a comprehensive role brief and
person specification, sligned to
the Group’s values and culture.
This brief coniains clear criteria
against which prospective
candidates can be

objectively assessed.

Longlist review

The external search agency

is challenged to use the
objective criteria for the role to
produce a longlist of high quality
candidates from a broad range
of potential sources of tatent.
This process supports crealion
of a diverse longlist The
Nomination Cermmitlee selects
candidates from this list lo be
invited for interview.

Interview

Aformal, rulti-stage interview
process is used lo assess

the candidates. For each
appointment the chaice of
interviewer is customised to
the specilic requirements of the
role. All interview candidales
are subject o a rigorous
referencing process.
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Review and
recommendation

The Committee ensures

that. prior to making any
recommendation to the Board,
any polential confiicts and the
significant time commitments
of prospective Cireclors have
been satisfactorily reviewed.
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REPORT OF THE NOMINATION COMMITTEE continued

The Chief Execulive prepares succession
plans for senior management for
consideration by the Committee with

the rest of the Board invited to be involved
as appropriate. The Committee notes that
the remit of the CSR Committee includes
consideration of the extent to which the
business is developing a diverse pipeline
for succession to senior managemaeant roles.

A number of issues that would nermally be
dealt with by the Commillee were discussed
wilh the full Board.

Selection and appointment process

The Cemmittee cversees the salection and
appointment pracess for Board appointment
which is summarised an the previous page.

Board Diversity and Inclusion Policy

The Board’s Diversity and Inclusion Policy
has remained unchanged during the year.
The Board is mindful that the FCA has
recently linalised changes to the Listing
Rules to enhance the level of diversity
expected at Board and senior management
level. The Company will consider the
amendmenis made by the FCA and
incorporate them into the policy

as appropriale.

‘The current policy recognises ihe benefits

of diversity in its broadest sense and sels
out the Board's ambitions and objectives
regarding diversity at Board and senior
management level. The Policy notes that
appointments will continue to be made

on merit against a set of objeciive criteria,
which are developed in consideration of
the skills, experience, independence and
knowledge which the Board as a whale
requires ta be effective. The Policy also
describes the Board's firm belief that in
order ta be effective a board must praperly

reilect the environment in which il aperates
and that diversity in the boardroom has a
positive effect an the quality of decision
making. Aligned to this, the Policy has

a number of specific quantitative and
qualiiative policy objectives in support

of Board-leve! diversity and inclusion,
inctuding the following commitments:
Performance against objectives and
updating objectives:

The objectives frem the Palicy in force for
the year ended 31 March 2022 included:

~ the intention {0 maintain a balance such

that at least 35% of the Board are women,

- the inkention to maintain at least
twa Directors from an ethnic
minarity background.

- te maintain the improved gender balance
of its leadership teams and senior
managemeant. Senior management is
delined as the Executive Committee
and employees in the-British Land
Leadership Team.

- toensure that there is clear Board-level
accountability for diversity and inclusion
for the wider workforce.

The Cammittee is pleased te confirm
that these abjectives have been met. As at
31 March 2022 the gender diversity of the
Board and senior management was 36%
and 37% women respectively, although
Executive Committee composition

has decreased from 42% to 23% wormnean,
Clear accountability for diversity and
inclusion is delivered through the TSR
Cammittee, which monitors progress

on diversily and inclusion objectives and
relevant initiatives within British Land.

The Poiicy can be found on our website
britishland.com/committees.
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induction, Board training and development
Each new Director is invited to meet the
General Counsel and Company Secretary
and Head of Secretariat to discuss Lheir
induction needs in detail, following which
the programme is tailored specifically to
their requirements and adapted Lo reflect
their existing knowledge and experience.

Each induction programme would
ordinarily include:

1. meelings with the Chairman, Executive
Directors, Committee CThair, external
auditor or remuneration consultants
[as appropriatel;

2. information on the corporate strategy,
the investment strategy, the financial
pasition and tax matters lincludiag
delails of the Company's REIT statusi;

3. an overview of the property portfolio
provided by members of Lhe senior
management team;

4. visils to key assets;

5. delails of Board and
Committee procedures and
Oirectors’ responsibilities,

4. delails of the investor relaticns
programme; and

7. infarmation onthe Company’s
approach to sustainability.

The Committee also has responsibility

far the Board's training and professional
development needs. Directars receive
training and presentations during the
course of the year to keep their knowledge
current and enhance their exparience.

Average Board member age over a
four-year period’

2022 57 years old
020 54 years old
2020 S4 years ald
2019 S5 years old

1. As at AGM date of 12 Juty 2022
7. As at M March 2022

Composition?

Chairman 1
Executive Directors 2
Non-Executive Dwectors B
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Tenure?

0-3years

3-6years

[E1(R) (R}

b-9 years




Key areas of tocus for the

coming year

As well as the regutar cycle of matters that
the Committee schedules for consideration
eachyear, we are planning over the next

12 months to continue to focus on succession
planning both for the Board and at senior
management level, and will continue fo
develep a strong tatent pipeline and
associated leadership programmes.

The Cammittee, led by the Senior
Independent Director. will begin to consider
succession planning for the Chairman as
Tim Score approaches his ninthyearas a
Director of the Company. The Commitiee
will consider the appropriate time for the
Company to transition to a new Chairman
and report as appropriake against the
requirements of the Code in the 2023
Annual Repart.

Board and Committee effectiveness

" The process followed for the internally -
facilitated Board effectiveness evaluation
conducted during the year is described
in the Governance Review on page 108.

The Committee’s efiectiveness during the
year was gvaluated as part of the internal
Board evaluation which cancluded that
the Committee eperated effectively.

Board compaosition review

The Committee annually reviews the
structure, size and compasition of the
Board. This review considers the skitls
and qualities required by the Board and
its Cornmittees as a whole in light of
the Group's long term strategy, external
environment 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 Committee also reviewed its
terms of reference during the year
and no changes were recommeanded.
The terms are available on our website
britishland.com/commitiees.
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“The induction process at British Land is
comprehensive, transparent and engaging
across all levels of seniority. It significantly
enhanced my ability to understand rapidly
the opportunities the Company has and
the challenges it faces. As a result, | was
well informed and enabled to contribute
from the outset.”

Mark Aedy
Nonv_Exe culive Director

Mark Aedy's induction proegramme commenced shortly after
his appeintment. Mark met with the Chairman, CEOQ, CFO
and Chairs of each Board Comnmiltee to understand fully the
strategic direction of the Company as well as specific areas of
focus. Executive Committee members then met with Mark te
provide an overview of their respective areas of the business,
such as Development, Irvestment, Canada Water and Real
Estate. Mark also received technical briefings from other
Executive Commiltee members such as the HR Qirector,
General Counsel and Company Secretary angd Chief
Operating OHicer an company culture, Directars’

duties and our investar relations programme.

In order to gain an in-depth insight into the work of cur peaple,
Mark met with several senior managears and subject matter
experls across the bustness. The Group Treasurer and Head of
Capital Markets provided an overview of the Group's financing
and cash management arrangements. The Property Finance
Director and Head of Financial Planning and Analysis detailed
the Group's budgeting, capital planning and valuation
processes and the Director of Group Finance and Head of Tax
outlined the Group's financial reparting framework. in addition,
Mark met with the Director of Gperations, Head of Storey,
Head of Planning and Heads cf Leasing for an in-depth

view of the operational side of the business.

Finally, in order to see our strategy in action, Mark was taken
towisit our Campuses at Broadgate and Regent's Park as well
as our 53-acre development at Canada Water.
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REPORT OF THE AUDIT COMMITTEE

Monitoring quality and integrity

The year ended 31 March 2022 was my first

. year as Chair of the Audit Committee which
munitors the gualily and inlegrity of the
financial regerting and valuation process.
Throughout the year we have also paid
particular attention to our risk managament
and iniernal control processes and
procedures, as wetl as our other
main areas of responsibility

| am pleased to present the report of

the Audit Committee for the year ended

31 March 2022 1 hope that you find it useful
in understanding our wark,
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Committee composition

and governance

The Commiitee continues to be cornposed
solely of independent Non-Executive
Oirectors with sufficient financial éxperience,
commercial acumen and sector knowledge
to fulfil their responsibilities.

Members attendance at Cornmitiee
meetings is sel out in the fotlowing lable:

Ciate of
Cemmiiiee
Director Position sppointment  Attendance
Loraine 31 Mar
Woodhouse Chair 2021 3/3
Alastair 1 Jan
Hughes Member 2018 3/3
Nicholas 1 Apr
Macpherson Mamber 2017 3/3
Preben 1Jan
Prebensen  Member 2021 3/3

. For the purposes of the Code and FCA

Handboak. the Beard is satisfied that the
Committes as a whole has compeience
refevant (o the real estate sector, and { am
geemed to meet the specific requirement
of having receni and relevant accounting
experience. Further information about
members’ qualificattons can be found in the
directors’ biographies on pages 161-103.

The Comrittee meets privately with

bath external and internal auditars after
each scheduled meeting and continues lo
be satisfied thal neither is being unduly
influenced by management. As Committee
Chair, | additienally hold regular meetings
with the Chief Executive Officer, Chiel
Financial Cfhicer and other members

of management to obiain a good
undarstanding of key issues affecting

2021-2022 Calendar

The calendar below gives an
overview of the key matters
considered by the Committee
during the year.

The key shows the main areas that the

Committee focused on and can be used (o see
how we have spent our ime during the year.

O

Investment and development
property valuations

May 21

O Valuation reporis, effectiveness
and rotation

O 2021 draft annual report and accounts
and preliminary announcement

(O Fair. balanced ang understandable
assessment

O Going concern and viability assessments

() Assessment of principal and emerging
risks, key risk indicators and risk appetite

O Internal controls effectiveness

O internal audit update

1

July 21

AGM

Authority for the Directors lo determine
the auditor’s remuneration angd the
reappointment of the external auditor
were approved by shareholders

O Financial reporting O Informaticn security update
and Fair, Balanced and £ gi
Understandable assessment o xterr.‘nal audit reparl
O Risk Management and O Sustainability assurance repart
Internal Controls (O Corporate Governance Code review
QO Exiernal Audit and internal Audit O Auditor reappoinimant and subsidiary
auditor approval
(O Non-audit services policy
recommendation
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the Group and am thereby able te identify
those matters which require meaningful
discussion at Commitiee meelings. | also
mmeet the external audit partner, internal
avdit partner and represenliatives from
each af the valuers privately to discuss
any matters they wish t¢ raise or
concerns they may have,

Committee effectiveness

The Committee’s effectiveness was
reviewed as part of the wider internal
Board evaluation whirh canetindad that the
Commiitee continued 1o gperate effectively.

The Committee reviews its terms of
reference on an annual basis. Following

an extensive update during the year ended
31 March 2019 to reflect the adoption of

the Code, this year we made minor changes
to the terms of refarence in line with best
practice, but no substantive changes

were made.

The current terms of reterence were

effective from 17 March 2022 and
are avaitable on our websijte at
britishland.com/commillees.

.C .

Loraine Woodhouse
Chair of the Audit Committee
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Responsibilities and Key Areas of Focus

Prigritiss

Description

Financial reporting

Manitoring the integrity of the Company’s financiat
statements and any formal announcements relating to
financial performance, and considering significant financial
reparting issues, judgements and estimakes. Considering the
appropriatenass of the accounting treatment of significant
transactions, including asset acquisitions and disposals,

and the vigbility and going concern statements.

Fair, Balanced and
Understandable
assessment

Assessing whether the Annual Report is fair, balanced
and understandable.

External Audit

Oversight and remuneration of the external auditor, assessing
effectiveness. independence, and making recommendalions
to the Board on the appointment of, and policy for non-audit
services provided by. the external auditor.

Internal Audit

Monitoring and reviewing the inlernal audit plan, reports
on the work of the internal auditor, and reviewing ils
effectiveness, including its resourcing.

Risk management and

__internal controls

Reviewing the systemn of internal control and risk

_ management. Reviewing the process for identificationand

mitigation of principal and emerging risks, assessment
of risk appetite and key risk indicators, and challenging
management actions where appropriate.

investment
and development
property valuations

Considering the valuation process, assumptiens and
judgements made by the valuers and the autcomes. Monitoring
the effectiveness of the Campany’s valuers and the proportion

of the portfolio for which each valuer has respansibility.

.

November 21

O Valuer repert, effecliveness and
appointment palicy update

2022 half year results and draft
pretiminary announcement

Key financisl reporting judgements
Going concern assessment
External audit review

Risk management update
tnformation security update

O

BEIS corparate governance reforms
Internal audit update
Internal controls affectiveness

External audit plan, fees
and engagement

O0QCO000000

| March 22

O Assessment of principal and
emerging risks, key risk indicators
and risk appetite

O Annval fraud and anti-bribery and
corruption update

O Whistleblowing report

O Data privacy campliance update

O BEIS proposed corporate
governance reforms

O Internal audit report

O Financial reporting judgements

O Geing concern and viability
assessments

Q Annual tax update including tax
planning and risk relating to tax

O TCFO update, including reflecting
the risk of climate change in our
financial reporting

QO Effectiveness of Audit Committee,
internal and external auditors

Focus for the coming year:

Processes by which the Board identifies,
a55e55€5, Manitars, manages and
mitigates risk, particularly in the context
of a high inflationary environment:
Monitar key risk areas, particularly
those scheduled for reviaw by Internal
Audit including, but noet limited o, key
financial, cperationat and IT controls,
the Company’s strategy, software
development life cyctes, sustainability
and Canada Water:;

Continue to prepare and pul in place
policies and procedures for the FRC
reporting and BEIS reforms; and
Consider the impact of the evolving
review of investment valuation standards
undertaken by RICS on the valuation
pracesses of the Group.
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REPORT QF THE AUDIT COMMITTEE continued

Financial Reporting

The Commitiee continues ta review

the content and tone of the preliminary
results, Annuat Report and half year
resulls and make recommendations to
the Board regarding their accuracy and
appropriateness. Dralts of the Annual
Report are reviewed by the Committee as
a whole prior to formal consideration by
the Board, with sufficient lime provided
for feedback.

The Committee reviewed the key messaging
included in the Annuatl Report and hall year
results, paying particular attention 1o those
matters considered to be impartant to the
Group by virtue of their size, complexity,
tevel of judgement required and potential
impact on the financial statements and
wider business model.

The Committae has satisfied itsell that the

controls over the accuracy and consistency
of the-infermation presented-inthe-Annual -
Report are robust. The Committee reviewed

the procedure undertaken to enable the
Board to provide the fair, balanced and
understandable confirmation to shareholders.

Mestings were held beiween the Directar
of Group Finance, Chief Operating Olficer,
Company Secretary and General Counsel,
Head of Secretariat, IR/Corporate
Sustainabitity Lead and ether seniar
employees to review the Annual Report

aad challenge the content and layout of it.
A report summarising their findings

and amendments was presented to the
Committee which then recommended to the
Board that the Annual Report presented a
fair, balanced and understandable overview
of the business of the Group and that it
provided stakeholders with the necessary
information to assess the Group's positian,
performance, business modek and strategy.

The Committee cantinues to play a key rele
in assessing whether the Annual Repart is

fair, balanced and.understandable.which is .

described in further detail below.

The 8ritish Land Company PLC 005621920

Case Study - BEIS Corporate
Governance reforms

The BEIS Corporate Govarnance
reforms are expected to be introduced
in 2023/2024. We welcome the reforms
as a positive change to the regulatory
environmeant. In anticipation of
significant changes, we have conducted
preliminary internal and external
readiness assessments and

impact assessments.

We have a roadmap lo ensure that we
dedicate sufficient time and resource
over the next few years so that we are
in a good posilion when the reforms
take effect.

As park of its standard review in respeck
of public and large private companies’
accounts and reports, the FRC wrole io

the Campany and provided-a-number=

of minor suggestians thal have been
addressed where refevant and appropriate
in the 2022 Annual Report and Accounts.
The FRC clarified that this did not amount to
substantive correspondence and no formal
response was required from the Company.

Fair, balanced and understandable

(FBU) reporting

The Committee considers annually whether, in its apinion, the Annual Report and Accounts, taken as a whole, is fair, batanced and
understandable and whether it provides the information necessary far stakeholders to assess the Company’s position, perfermance,

business model and strategy.

The following process is foliewed by the Committee in making its assessment:

1. 2

Management External
Review auditor

A group comprised of
senicr management
incfuding members
of Investor Relations,
Financial Reporting

and Company Secretarial | Director of Group
teams, reviewed and
challenged the content
and layout of the Annual
Report and Press
Release. A report was
produced summarising
their findings.

The Externat Auditor
reported iis findings
tg the Committee.
Coemmittee discussed
the significant issues
and Analysis, Verification | with the Auditor and

Finance and Head of
Financial Reporting.

3.
Internat
Verification

A small internal group

process for all factual
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Committee

review the Annual Report | the process in place
The and oversee a verification | to support the FBU
assessment and
content and report their a summary of its
findings to the Camnmittee. | ouicomes. This review
led to changes in the
final Annual Repart.

b, 5

Recommend
review to Boarg

The Committee reviewed | The Board approved

the Committee’s
recommendation that the
FBU statement be made,
which can be found in the
Directors’ Respansibility
Statement on page 157.
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" The significant issu2s cansidered by the Committee in relation to the financial siaternents and broader work it has undertaken during the
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year ended 31 March 2022, and the aclions taken to address these issues, are set aut in the following table:

Significant issues Haw these issues were addressed Ouscome

consiterad

Gaing The Committee reviewed management’s analysis supporting the The Commitiee salislied itself that the going concern
.concern preparaticn of the financial statements on a going concern basis. This basis of preparation remained appropriste. In doing se,

and viability included consideration of farecast cash Hows, availability of committed the Commiitee requested that a reverse stress test for

statement debi facilities and expected covenant headroem. a higher inflationary environment be canducted. The

The Commiitee also reviewed management’s agsessment of whether

the Graup’'s long term viability appropriately reilects the prospects

of the Group and covers an apprapriate peried of time. This included
consideration of whether the assessment adequalely reflected the Group's
risk appetite and principal risks as disclosed on pages 88-%4; whether

ihe periud covered by the stalement was reasonable given the sirategy

of the Graup and the environment in which it operates; and whether Lthe
assumplions and sensitivities identified, and siress tested, represented
severe but plausible scenarios in the cantext af solvency or liquidity.

The Commiltee received a repart from the external audilor on the resulls
of the testing underiaken on management's analysis in bath cases.

Commitiee agreed with management’s assessment and
recommended the viability statement to the Board. The
viability statement, which includes our gaing congern
statement and further details on this assessment, is

sel out on page 97.

Provisioning

The Committee considered management’s approach in determining
appropriate pravisioning levels for rental arrears and tenant incentives,
including those that remain related to the Cavid- 19 pandemic period,
chatlenging assumptions and methodology where appropriate. The
Committee also receved a report from the external auditor.

The Commitiee was satisfied thal the pravisioning
approach was appropriate and preoportionale for
the Group.

Accounting
for significant
transactions

The accounting treaiment of significant property acquisitions, disposals,
iinancing and leasing trangactions is a recurring risk for the Group with
ngn-standard accounking entries required, and in seme cases management
judgement apptied. The Commitlee reviewed management papers on key
financial reporting matters. including those for significant transaclions, as
wekl as the external auditor's findings on these matters. In particular, the
Commiktee considered the accounting trealment of the formation of a joint
venture with AusiralianSuper in respect of Canada Water. The external
auditer separately reviewed management’s judgemenis in relation Lo

these transactions and determined that the approach was appropriate.

The Committee was satisfied that the accaunting
treatment and related linancial disclosure of significant
transactions was appropriate.

Valuation The valuation of investment and development properties conducted by The Commitlee analysed the reperts and reviewad the
of property external valuers is inherenily subjective as il is undertaken on the basis of  valuation outcomes, challenging assumptions made
portfelio assumptions made by the valuers which may not prove to be accurate. The  where appropriate, The Committee chaltenged the
outcome of the valuation is significant to the Group in lerms of investment  valuers on the distinction between shopping centres
decisions, results and remuneration. The external valuers presented their  and retail parks and the valuation assumplions made
reports to the Committee prior Lo the half year and full year results, in respecl of the farmer with relatively tittle market
providing an overview of the UK property market and summarising evidence, The Committee alse challenged the valuers
the performance of the Graup's assets. Significant judgements on the methodology applied in respect of Canada Water,
made in preparing these valuations were highlighted. given the disposal of 50% of the Company's interest to
AustralianSuper and the risk associated with large scale
development projects. The Committee was satisfied
with the valuation process and the eflectiveness of the
Company's valuers. The Commillee approved the relevant
valuation disclosures to be included in the Annual Report.
Taxation The Committee reviewed the approprialeness of taxation provisions made  The Commitiee was satisfied that the taxation provisions
provisions and released by the Group during the period. They considarad papers were appropriate. 'Gur Approach to Tax' is available

prepared by management and discussed the views ol the external audilors
to obtain assurance that amounts held were commensurate wilh the
associated risks.

at britishland.comfgovernance

Risk appetite
and Principal
Risks

The Committee received reports from management which included a
review of Key Risk Indicatars in the context of our risk appetite and updates
on our aperational nsk.

During the year we have refreshed our principal risks in
respanse Lo how our sirategy and rmarkets are avolving.
The Committee resolved that management’s assessment
of the principal risks and risk appetite be recermmended
te the Board.

Assessment
of internal
controls

This year we have operated in the context of the proposed BEIS corporate
governance reforms and continually seeking to upgrade our internal
control environment. Management provided biannual confirmation of the
effectiveness of internal contrals.

The Committee approved proposats mada by
management to improve the risk and control processes
and monitaring. This included additional internal controls
Lesting that was putin place for the internal centrol
declaratiens from March 2022

TCFD

The Cornmittee reviewed management’s pregress en ensuring compliance
with the TCFQ requirements for this year's Annual Report and Accounts.
They considared changes proposed Lo both the strategic report and financial
stataments, the process followed by management and the physical and
Iransitian risk analysis wark undertaken by Wiltis Towers Watson in

the year,

The Committee steered the underlying principles of the
disclosure in conjunction with management, reviewing
the disclosure over a period of time ahead of the final
recommendation of the Annual Report and Accaunts for
appraval by the Board. The Committee satisfied itself that
the Group's resulting TCFO disclosure was appropriate.
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REPORT OF THE AUDIT COMMITTEE cantinued

External Audit
PricewaterhiouseCaopers LLP [PwC]

was appointed as the Group's external
auditor for the 2015 Annual Report following
a formal competitive tender process. Given
ihe conlinuing effectiveness of PwC  their
role as external auditar, the Commitlee
betieves itis in the best interes!s of
sharehalders fer PwC to remain in role

for the following financial year and for

a compelitive tender process to be
campleted during 2024 ahead of

the 2020 year end audit.

The year under review s Sandra Dowling’s
third year as engagement partner following
a mandatory retaticn at the cenclusion of
the 2019 audit. The Committee will ensure
that future rotalions are undertaken as
required by legisiation to the extent that
this is not undertaken earlier by PwC.

The Committee is respansible for

-overseaing the relationship with the -

external auditar and for considering

their lerms of engagement, remuneration,
effectiveness, independence and continued
objectivity. The Committee annually reviews
the gudit requirements af the Group, for the
business and in the context of ihe external
envirenment, placing great importance on
ensuring a high quality. effective exlernal
audit process.

800 LLP provides audit services to a
number of whelly owned subsidiary and
joint venture companies.

Fees and non-audit services

The Commiliee discussed the audit {ee for
the 2022 Annual Report with the external
auditor and approved the proposed fee on
behatf of the Board.

In addition, the Group has adopted a policy
for the provision of nan-audii services by
the external auditor in accordance with

the FRC's 2019 Revised Ethical Standard,
The policy helps to safeguard the external
auditor’'s independence and objectivity. The
policy allows the external auditor to provide
the following non-audit services to British
Land where they are considered (o be the
mast appropriate provider far:

- audit related services: including
formal reperting refating 1o borrowings,
shareholder and ether circulars and
wark in respecl of acquisitions and
disposals. In some circumstances, the
external auditor is required to carry oul
the work because of their office. In gther
circumslances, selection would depend
on which firm was best suited to pravide
the services required.

In addition, the following protocals apply to
nen-audit fees:

- total non-audit fees are imited to
70% of the audit fees in any one year.
Additionally. the ratio of audit to
non-audit fees js calculated in line
with the methodology set out in the
FRC's 2019 Revised Ethical Standard;

- Caommiltee approval is required where
there might be guestions as to whether
the external auditer has a conilict of
interesl; and

~ the Audit Commitlee Chair is required
to approve in advance each additional
project or incremental fee between
£25,000 and £100,000, and Committes
approval is required for any additionat
projects over £100.000.

Tolal fees for non-audit services amouated
to £0.03m, which represents 5% of the tatal
Group audit fees payable for the year ended

31 March 2022- Betails-of-alt fees charged - -

by the external auditar during the year are
set oul on page 182,

The Commiltee is satisfied that the
Company has complied with the provisions
of the Statutory Audit Services lor Large
Companies Market tnvestigation [Mandatary
Use of Compelitive Processes and Audit
Commitlee Responsibilities| Order 2014,
published by the Competition and Markets
Authority on 26 September 2014,

Eftectiveness

Assessment of the annual evaluation

af the external auditor’'s performance

was ungertaken by way of 3 quesiionnaire
completed by key stakeholders across Lthe
Group, including senior members of the
Fingncea team. The reviaw took into accaunt
the quality of planning, delivery and execution
of the audil {including the audil of subsidiary
compantes), the technical competence and
strategic knowledge of the audil leam

and the effectiveness of reporting and
communication between the audit

team and management.

PwC also provide the Committee with

an annual report on its independence,
objectivity and complange with statutory,
regulatory and ethical standards. For the
year ended 31 March 2022, as for the prior
year, the external auditor confirmed that it
continued to maintain appropriate internal
safeguards to ensure its independence
and objectivity.
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The Committee cancluded that the quality of
the external auditer's wark, and the tevel of
challenge, knowledge and competence of
the audit tearn, had been maintained at

an appropriate standard during the year.

The Commiliee therefore recommended
to the Board hat a resolution to reappeint
PwC as external auditar of the Company
be put to shareholders at the 2022 AGM.

Internal Audit

The role of Internal Audit is to act as an
independent and objective assurance
function, designed Lo improve the
effectiveness of the governance, risk
management and internal controls
framework in mitigating the key risks

of British Land. Ernst & Young LLP (EY}
continue to provide Internat Audit services
to British Land and attended ali Committes
meetings to present their audit findings
at_ongside me‘sla!us of rmanagement actions.

Ouring the year, the Commitiee reviewed,
made suggested amends Lo and approved
the anmual Internal Audit plan, inciuding
consideration of the plan’s alignment to
the principal risks of the Group and i1s joint
ventures. Internal audits completed during
the year included those in refation to key
financial controls, financial reporting
system upgrades, health and safety
processes, insurance, cyber securily,

and the Group's purchase lo pay system.
Qverall, no significant control issues werg
identified although several process and
control improvements were proposed, with
follow up audits scheduled where necessary.

Effectiveness

The annual effectiveness review of the
internal auditor included consideration

of the Internal Audit charter which defines
EY's rote and responsibilities, review of the
quality of the audit work undertaken and the
skilis and competence of the audit teams,
Key stakeholders across the Group,
including Committee members, Head of
Secretariat, Head of Financial Reporting
and oiher senior employees, compleled a
guestionnaire to assess the effectiveness
aof the internal auditor. The Commitiee
concluded that EY continued to discharge
its duties as internal auditor effectively
and should continue in the rele for the
year ¢commencing 1 April 2022.
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Feedback to inform the Committee’s review of the effectiveness of the Internal and External Audit

Internal Audit/External Auditor

Managemenl

Audit Cammiltee

= Assessed audit resource and expertise.

- Reviewed the quality of audit work, skills
and compelence of the audit teams.

- Constdered teedback from PwC in
relation to the external audil process.

- Considered feedback from EY in reiation
to their perfermance during the year,

- Reviewed EYs confirmations relating
to the internal audit including their
independence, composilion, interaction
with external auditor, Comnmittee
and Board.

- Assessed the Internal Audit Plan.

- Reviewed the werk carried oul by the
Risk Cammittee.

- Reviewed the guestionnaires comgleted
by key stakeholders regarding the
Committee, external and internal
auditars’ en‘fecriveness.‘

- Received assurance that the
provisian of information 1o the
external auditor complied with
the relevant disclosure processes.

- Considered the views from members,
the Finance team and regular attendees
af the Audit Committee.

- Assessed the output from the
Committee evaluation and surveys
conducted during this process.

- Reviewed the external audit reports
provided to the Committee during
the year, with a specific focus on
the demonstration of professional
scepticism and challenge of
management assumptions.

- Assessed progress against the previous
year's locus areas.

Outcome

Following a review of the outpuls from each source outlined above, the Committee concluded the internal and external auditors
cantinued to operate effeclively. Considering the previous year's objectives and progress made during the year, key areas of focus

for the internal audit and external audit functions for the upcoming year were: to increase the allocation of time allotted 1o update the
Committee on [he internal audit program, provide more information on industry trends the Company should have on its radar, work with

management to improve thérésponse thrie to conclude accounting issues, and provide fuTther ext&rnal agvice and inpolinte ouravEratl ~ ~ "

risk management and internal controls processes.

Investment and development
property valuations

The external valuation of British Land's
properiy poartialio is a key determinant of
the Group's balance sheel, its performance
and the remuneration of the Executive
Directars and senior management. The
Commiitee is committed to the rigorous
monitoring and review of the effectiveness
of its valuers as well as the valuation
process itsell. The Group's valuers

are CBRE. Knight Frank, Jones Lang
LaSalle [JLL) and Cushman & Wakelfield.

The Commitiee reviews the effectiveness

of the external valuers bi-annually, focusing
on a quantitative analysis of capital vatues,
yield benchmarking, availability of
comparable markel evidence and major
outliers to subsector mavements, with an
annual quatitative review of the level of
service received from each valuer.

The valuers attend Commitiee meetings at
which the full and haif year valuations are
discussed, presenting their reparts which
include delails of the valuation process,
market conditions and any significant
judgements made. The external auditor
reviews the valuations and valuation
process, having had full access to the
valuers to determine that due process had
been followed and appropriate infermation
used, before separately reporting its
findings to the Committee. The valuation
process is alse subject to regular review
by Internal Audit. The Grougp’s valuers and
external audilor have confirmed (o the
Commitiee thal the process undertaken by
British Land to accornmadate 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
valuation of wholly-awned assets. in bine
with the recommendations of the Carsherg
Commitlee Report. Copies of the valuatien
ceriificates of CBRE, Knight Frank, JLL and
Cushman & Wakefield can be found on our
website al britishland.com/reports.
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Risk management and

internal controls

A detailed summary of the Group's risk
framewark as well as additional information
on our systems of internal control is set

oul in the ‘managing risk in delwering

eur straiegy’ section on pages 84-87.

The Board has delegaled responsibility for
overseeing the effectiveness of the Group's
risk management and internal control
systems {0 the Committee. An overarching
view ol the internal controls systern, and the
role of the Board and Committee, is set out
overleal. The Committee has oversight

of the activities of the executive Risk
Commitlee, receiving minutes of all Risk
Committee meatings and discussing any
significant matters raised,

At the full and half year, the Commitiee
reviewed the Group's principal and
emerging risks including consideration of
how risk exposures have changed during
the period. Both external and internal

risks are reviewed and their effect on

the Company's slralegic aims considered.
The assessment of emerging risks includes
2 boltom-up review of all business units and
a deep dive by the Risk Commitlee. The
Audit Commitiee made a recommendation
to the Board regarding the identification
and assessment of principal and

emerging risks. The Board accepted

the Committee’s recommendation.

125



REPORT OF THE AUDIT COMMITTEE continued

Haif yearly. in conjunctiaon with the

internal auditar, management reports

to the Committee on the effectiveness of
internal controls, highlighting contret issues
identified thraugh the exceptions reporting
process. Risk areas identified are considered
fer incorporatien in the Internat Audit plan
and the findings of internal audils are taken
intp account when identifying and evaluating
risks within the business. Key observations
and management achions are reported to,
ang debated by, the Committee. Forthe
year ended 31 March 2022, the Commitlea
has notl identified, nor been advised of, &
failing or weakness which it has deemed

ta be significant, Quring the year we have
undertaken work te undersiand how we

can maintain and enhance aur information
systems and cyber security controls, further
detail can be found in the case study.

At the request of the Remuneration

_Commiltee, the Commiltee considecs
afnually the lavel of risk taken By’ ™
management and whether this affects
the performance of the Company. The
Remuneration Committee takes this
confirmalion into account when determining
incentive awards granted to the Executive

Directors and senior management. Taking
into account reports recewved oninternal
key controls and risk management, and

the results of the internal audit reviews,

the Commiltee concluded that for the year
ended 31 March 2027 there was no evidence
of excessive risk taking by management
which ought io be {aken into account by

the Remuneration Cammittee when
determining incentive awards.

The Group’s whistleblowing arrangemenis
enabie all staff. including temporary and
agency staff, suppliers and accupiers, to
report any suspected wrongdoing, These
arrangements, which are maonitored by the
General Counsel and Company Secrelary
and reviewed by the Commitiee annually,
include an independent and confidential
whistleblowing service provided by a third
party. The Commiltee received a summary
of all whistleblowing reports received
during the year and concluded that the

“ “respansé 10 each repart by mianagefhent

was appropriate. The whistleblowing
reports were also relayed to the Board
by the Committee Chair, '
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Case Study: Cyber Security
Vulnerability monitoring is a key part
of our cyber risk mitigation strategy
as the majority of security incidents,
breaches and hacks are caused by
the exploitation of known sofiware
vulnerahilities, We undersiand that
there is a significant risk of being
targeted and we believe thatas a
business we should be vigilant.

We tasked a spaciatist team to
undertake complex vulnerahility
analysis and remediation, During the
year, we have campleted eur corporate
vulnerability remediation programme
which included penetration testing.
supplier risk assessments, group wide
cyber awareness training, and onggeing
vulnerability monitoring. We alse
introduced a technology key risk
indicator dashboard Lo ensure there

is consistent oversight ai Board level =
as well 25 3 new Operational and
Compliance’ principal risk which
encompasses information systems
and cyber security.

System of Internal Control
The elements that make up the system of
control are:

Governante Framework: Structured

with three lines of defence, the governance
struciure enables the efficient prioritisation
of key risks and actions to mitigate risk. An
illustration of the governance framework
can be found en page 104

Gavernance

Strategic Risk Management

Strategic Risk Management: A holistic
view ensures that risk management is
underpinned by our strategic objectives,
Laking inte consideration eur priorities
and the external envirenment.

QOperational Risk Management: Each
business unit is supported to manage its
own risk to ensure that poten{ial risks are
identified and miligated at an early stage.
This embeds the responsibility of risk

Operatignal Risk Managament Aszurance

management at 3 business unit level.
Further detail can be found cn page 84.

Assurance Framewaork: An element
aof internal control that 1s independent
of business functions and Executive
Committee and Board members.

Standards and Quality Framewark:
The cverarching standards and codes
that the Campany and its employees
adhare tein perferming its duties.

Standards and Quality Framework

Board, Audit Committee
and C5R Committee
risk appetite
Sel sirategic and
financial goals

Oetermine strategic
action goints and

Review effectiveness of
risk management and
internal control sysiems

Assess the extent and
nature of principal risks

External audit
Internal audit

Group policies and
ethicat standard e.q.
Whistieblowing policy,
Risk Manragement
Policy, Internal Control
framewark aligns with
C0S0 Internat Control
Integrated Framework,
FRC Guidance

Executive Committee

and Risk Cammittee Monitor key risk

identify principal nsks

Aggregation of risk
exposure and adegquacy

Group Compliance
Group Health & Safely

indicaters

ol risk mitigation
Going concern and
viabilily staterment

Business leads report on
key conirols biannually

Business units and Risk
and Control team

Execute stralegic actions

Risk register
Day to day responsibitity
for internal centrals

Risk and control team
oversee the business
unit process including
sample testing

Business unit policies,
procedures, processes
and syslems
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DIRECTORS® REMUNERATION REPORT

Aligning incentive with strategy

Our Remuneration Policy aligns
management incentives with
our strategy.

Dear Shareholders

During the year under review the
Committee has locussad on three main
areas: developing the 2022 Directors’
Remuneration Policy and consulting with
shareholders; rewarding management and
the wider woerkforce appropriately for the
Company's strong financial performance;
and reviewing the wider systems of reward
and recognition across our business

te ensure British Land remains a
first-class employer.

Directars’ Remuneration Policy

The Directors’ Remuneration Policy

that is currenthy in force was approved

by sharehclders in 2019 and expires at

the 2022 AGM. The Committee has worked
throughout the year te design the Policy
which is described in detail on pages 128-134
and will be tabled for sharehelder approval
at the AGM this year. The Committee

has worked with managament and our
remuneration consultants te produce

a policy that we believe will incentivise
Executive Directors to perform in such a
way that drives pasitive outcomes for the
business, our breager stzkeholders and
crucially, our shareholders.

We are noi preposing any changes ta the
quantum of incentives that our Executive
Diractors will receive under the Policy,
however we are propesing a revised
framewark of performance conditions,
mast pertinently in connection with the
Long Term Incentive Plan. to align more
directly positive managemeat action with
posilive reward cuiceme, In addition, we
have proposed the additien of performance
canditions that specifically measure
managerment’s progress in achieving

the ambitious goals within our 2030
Sustainability Strategy. to reduce the
levels of operational and embadied
carbon within our developments.

As Committee Chair, | have ted the
programme af consultation with major
sharehotders and have been pleased with
the tevel of engagement that gur preposal
received. | would like to thank all our
shareholders that engaged in the pracess.
We have taken your feedback very seriously
and have, as a result, made meaningful
changes to the Policy which | hope you

will support at our 2022 AGM.

Company Performance & Bonus

The Company has returned to growth

in 2022 and we are pleased to see
management action resulting in positive
outcomes for the business. At the start of
the financial year the UK was emerging

The British Land Company PLC 00621920

from the third forced national lockdown
and as the year progressed there were
periods of mandated working from home
as well as general uncertainties around
variants of cancern and vaccine roll outs.
Nolwithstanding these pressures brought
about by the second year of the Cavid-19
pandemic, we're pleased with how the
business and our peaple have perfermed
during the year. The financial performance
of the Company, as outlined in the strategic
report, was driven by management’s efforts
to pivot the Company towards growih,
Underlying profit for the year was up by
£50m to £251m and we saw positive Total
Accounting Relurn of 14.8%, the highest for
seven years. Rental collections, a key driver
ol operational perfarmance, were back to
near-pre-Cavid levels this year as a result
ol a concerted programme of colleciions
working in conjunction with our customers.
We saw positive valuation growth from our
property portfalio in aggregale of 6 8% or
E699m. A full review of the performance of
the Company during the year is contained
within the strategic report from page 2.

When determining remuneration outcomes,
the Remuneration Commiltee considered
the strong campany performance, the
macroenvironment and the conditions that
our stakeholders and the wider market have
experienced during the year. We assessed
the gutcome of performance against

the financial metrics in general and

the individuat strategic objeclives set for
each Executive Director under the Annual
Incentive Plan. The achieved performance
resulted in 3 bonus of €.137% of salary
earned in the year for our Executive
Directors against a maximurn opportunity
of 150% of salary. This reflected the strang
performance and execution of the new
strategy of the Company.

The Cammitiee considers the levels

that have been awarded appropriately
reflect the efforts of the Executive Directors,
incentivise future performance and balance
the impact of the year under review on our
shareholders and wider stakeholders.

Reward and Recognition

The Committee has worked with the
CSR Commitiee towards the end of the
year following feedback via workfarce
engagement mechanisms around the
structures of reward and recognition
thai exisl within British Land aganst
the backdrop of an emerging cost of
living crisis.
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DIRECTORS REMUNERATION REPORT continuved

Management is leading a programme of
iniatives which are targeted in particular
at the most junior and lower paid members
of British Land's stalf who are those
hardest hit by the cost of living crisis. The
Commillee is overseeing management’s
efforts in this regard and was pleased to
approve the re-introductian of Free Share
Awards under the Share lncentive Plan
during the year and an extension of the
same awards which will now be made to

atl employees of the Group. The Committee
has alse confirmed that Executive Directors
will not receive salary increases for the year
ahead, whilst management have praposed
a progressive pay increase for the wider
workforce with larger percentage increases
in salary being given to the lowest paid,

The Committee will continue to work with
management and the CSR Commitles to
ensure the remuneration of the workiarce
is aligned to the culture and strategic

-_—direction.of the Company. - -

Remuneration in respect of the
year commencing 1 April 2022
Salaries

The Commiitee reviewed salaries for the
Executive Directors during the year and
concluded that no changes were necessary.

The Mon-Executive Directors’ and the

Chairman's fee levels also remain unchanged.

Annual Incentives & Long Term Incentives
The quantum of awards will remain
unchanged under the proposed 2022 Policy.
Executive Directors are eligible for a
maximum bonus of 150% of salary and
maximum Long Term Incentive Award of
up lo 300%. The Commiitee does not intend
10 grant LTIP awards above 250% of salary.

Pensions

We are committed o ensuring that pension
contribuliens across our warkforce are
equitable. Executive Direclors receive the
same pension benefil raie applicable to
the majority of the wider workforce at

15% of salary.

Gender and ethnicity pay gap
Our work to narrow the gender pay gap
since 2017 continued during the year.

The latest gender pay gap for the 5 Aprit
2022 snapshot shows 3 reduction in the
median pay gap of 8.4% to 19.2% fram
27.6% for British Land. Broadgate Estates,
2 subsidiary company, has also achieved 2
reduction in the median pay gap from 32.9%
to 29.3%. More information can be found
at britishland.com/gender-pay-gap.

The British Land Company PLC 00421920

Our work to narrow the pay gap between
white and BAME empioyees has continued
during the year. 2021 was the first time we
published our ethnicity pay gap dala. As at
the 5 April 2022 snapshot, the pay gap has
reduced from 27.3% in 2021 t0 19.2% in
2022 for Briuish Land and from 32 7%

to 29.4% for Broadgate Eslates.

Recommendation

British Land is cemmitted to listening
carelully to shareholder feedback and to
applying best practice ta its remuneration
poticies and approach. We hope Lhat you
will continue to suppoert our approach to
remuneration and will vete in favour of
this Report and the proposed Directars’
Remuneration Policy at the 2022 AGM.

Yours sincerely,

ot

Laura Wade-Gery
Chair of ithe Remuneration Commiitee

New 2022 Remuneration
Policy Summary

Introduction

Our Remuneration Policy always aims

to align with the leng terrm business
strategy. cullure and values of the
Company. The new 2022 Remuneration
Palicy as autlined on the following pages,
subject 1o shareholder approval, will Lake
effect from ihe date of the AGM on 12 July
2022 Payments to Directors ¢an only be
made if they are consistent with a
shareholder approved Policy or
amendment tg a Policy.

How the Policy is reviewed

The Directors’ Remuneratian Palicy
is determined by the Remuneration
Committea. The Committee receives
information on market practice, business
sirategy and stakeholder views from
management and s independent
advisors, Remuneration proposals
are developed by management and
its independent advisors based ¢n
discussions with the Commiitee and
are subsequently refined and agreed
based on feedback pravided.

The Executive Direclors do not participaie
in the approval of the Policy and are not
present when proposals impacting their
own remuneration are decided, other than
te provide relevant business and employee
context to discussions with the Commitiee
which takes note of any polential conflict
of interest.

Impact of stakeholder views on

Palicy review

In drawing up the Remuneration

Policy, the Committee actively seught

and ook 1nte accounl views expressed by
sharehalders. The Company engaged with
its shareholders via consultation meetings
wilh investor bodies, ancd by writing to

its targest shareholders, offering each

a meeting to discuss remuneration
proposals and setling out the proposed
approach. in response (o the feedback

on guriniiial proposal, we amended our
appraach and again wrote to aur major
sharehclders setting out ctearly what
adjustiments we had made in response

to ieedback. The views expressed were
supportive of inereasing the facus on ESG
meinics provided these were quantitative

and stretching and for a grealer proportion
of the LT!P financial metrics |but not alll 1o
be based on absolute performance rather
than being assessed on a relaiive basis.
The Commitlee agreed for ESG melrics to
be introduced inte the AIP and LTIP and
for 25% of the LTIP 1o remain assessed
relative to sector benchmarks.

The Commitiee also Look inlo account
views of the warkfarce an remuneration
in general expressed via opinion surveys,
Executive Director remuneralion panels
and through direct engagement with
LTIP particizants.

Each year the Commiliee takes

irte account the pay and employment
conditions ot employees in the Group.

This year the Committee noted the
generalincrease in salary levels proposed
for all emplayees and levels of incentive
payments proposed which take account

of tha impact of boih ingividual and the
Company's performance, before setting
the remuneration of the Executive Directors.
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The 2019 Policy was largely considered
to have operated effectively and there are
only relatively minor changes proposed.

Under the 2022 Policy, at least 40% of
the AP and 75% of the LTIP respectively,

From this year, the Policy will be operated
with measures that introduce a material

will be assessed against financial metrics.

Key changes from the 2019 Policy

performance measurament with
management action whilst maintaining
a suitable level of relativity.

There are no changes to the remuneration
opportunily for Executive Directors under
the Policy with the maximum oppartunity
under the Annual Incentive Plan and the
Long Term Incentive Plan remaintng at

normally in tine with the workforce and
pensian contributians for Executive
Direclors are in line with the rate
applicable to the majority of the
workferce, 19%.

Operational and factual details have
been updated, fer example details specific
Lc former Directors have been updated

element aligned to cur 2030 Sustainability
Strategy and more closely align long term

150% of salary and 300% of salary
respectively. Salary increases are

and non-policy operational matters have
been moved to implementation sections.

Current AIP operatian under 2019 policy

Revised AIP operation under New 2022 Policy

Ouantitative Measures |70%)

Quantitative Financial Measures [60%)

Total Property Return vs MSCI {weighted by sectarl 0% Total Property Relurn vs MSCH [weighled by sector) 0%
Annual Profitability 0% Annual Profitzbility 0%
Strategic Objective: Balance Sheel Resitience 0% Development Profit 10%
Quantitative Envirohmental Measures (20%)
The Global Real Estate ESG Benchmark [GRESB| 20%
Strategic Measures/Personal Objectives/Custemer [(30%) Improvement in EPC ratings across estate
- Realising the patentizl of pur campuses 0%
- Progressing value aceretive development Strategic Measures/Personal Objectives/Customer [20%)
- Targeling the opportynities in Retail & Fullibment
- Active capital recycling - Realising the potential of our campusas 20%
- People and sustainability - Progressing value accretive development
- Targeting the opportunities in Retail & Fullitment
= Active capital recycling
- Peopte
Current LTIP operation under 201% policy Revised LTIP operation under New 2022 Policy
Quantitative Measures [100%] Quantitative Measures [100%}
Total Praperty TPR sector weighted IPD benchmark 0%-1% pa 40% Total Property TPR secior waighled IPD 25%
Return [Relative) Return [Relative]  benchmark 0%- 1%pa
Jotal Accounting  TAR is measured as an absolute 50%
Return target with zero vesling below 4%pa.
|absalute] 20% at 4%pa increasing on a
straight-line basis to full vesting for
Tolal Accounling  TAR is measured relative to a market capitalisation 0% H0%pa (measured 4 the end of year
N d A d 3 and compared to the year
Return IRelativel  weighted index of FTSE 350 companies that use receding LTIP grant)
EPRA accounting P 9Ll g
Tatal Shareholder 50% is relative to 1he parfarmance of FTSE10Q 40%
Return 50% i relative to a market capitalisation waighted
index of the FTSE350 property companies that use
£PRA accaunting
ESG Operatianal Carbon 25%

Zero vesting below Threshold, 20% vesting at Thresheld and lull vesting
al Maximum

Reduction [COze per sqri
Operational Energy Reduction

Zer vesting below Thrashald, 20% vesting at Threshold and full vesting
at Maximuim
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Alignment with Provision 40 of the UK Corporate Governance Code

Principles

Alignrmeni with the Brilish Land Remuneratian Palicy

Clarity - remuneration
arrangements should be
transparent and promote effective
engagement with sharehotders and
the workforce

~ The Policy provides for ¢learly defined remuneratien elements consisting of salary,
pension and henefits, and participation in the AP and LTIP incentive schemes,

~ The Policy is cascaded through the workforce and can be effectively communicated
to Directors and when engaging with shareholders and the workforce,

- AIP and LTIP perfarmance conditions are clearly linked to the business s(ratagy.

Simplicity - remuneration
structures should aveid complexity
and their rationale and operation
should be easy to understand

- The Policy has been simplified over time 1o avoid undue complexity. During the 2021/22
review, the use of performance conditions and targets has been reviewed with the proposed
changes providing a clearer line of sight and simplifying the assessment by providing a
greater proportion based on the Company’'s absolute performance which is impacted
directly by management action, rather than assessed against market benchmarks.

- Theincentives have also been simplified cver ime with alternative structures including
performance options and matching shares being removed from the Directors” policy in
prior reviews.

Risk - remuneration arrangements
should ensure reputational and
other risks from excessive rewards,
and behavioural risks that can arise
from target-based incentive plans,
are identified and mitigated

- The Policy is designed Lo provide appropriale payouts for different levels of perfermance.
When setting performance targats the Commitiee consider the link between pay and
performance, testing targets against histaric and future performance.

- The Policy includes safequards te ensure that there s a robust tirk between pay and
perfarmance, including the discretion of the Committee to reduce formulaic payeuts under
the AIP and LTIP should they feel it approprizte. In addition, malus and <lawback pravisions
provide the ability to recover payments in ceriain serious Orcomstances.

Predictability - the range of
possible values of rewards to
individual directors and any other
limits or discretions should be
identified and explained at the
time of approving the palicy

- The Policy provides that under the AP and LTIP there are clearly defined levels of
performance required for threshold, target and maximum payouts.

- Discretions available to the Committee are identified in the Policy and these will only be
used where apprapriate, and the use clearly disclosed in the Annual Remuneratian Report.

Propartionality - the link between
individual awards. the delivery

of strategy and the lang term
performance of the company should
be clear. Qutcomes should not
reward poor performance

- Participation in the AIP and LTIP provide alignmeni between Directors’ remuneration and
delivery of the Company's strategy and longer term performance.

- The AIP provides a focus on anaual targets which drive long term success. A portion of the
AIP is delivered in shares 1o provide alignment over the longer term.

- Tne LTIP provides a focus on longer term targets including assessments against financial
and non-financial performance canditieas.

- The Policy has safeguards le.g. performance measures, discretion, recovery provisions) ta
ensure that there are no inappropriate payments for poor perfermance.

Alignment with cultyre - incentive
schemes should drive behaviours
consistent with company purpese,
values and strategy

- The AIP and LTIP drive behaviours consistent with the British Land’s purpose, values
and strategy.

- Inparticular, the AIP includes a portion based on strategic/persenatfcustcmer measures.
The AP and LTIP are also aligned with the ESG strategy with distinct propertions measured
agains! quanlitalive ESG targets.

- The cascade of the Policy down the organisatien means that emplayees are incentivised in
tine with our values to work together teday { "be smarter together”; "listen and understand’]
to promote the long term success of the company ["build for the future”].
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Executive Directors’ New 2022 Remuneration

Policy

Fixed remuneration

Dperation land sirategic purpose)

Maximum apportunity Performance

Basic salary
[To attract, motivate and retain talented Executive Directars.)

The level of basic salary is set taking into accouni the scope
and responsibilities of the role and the level of remuneraticn
paid at companies of broadly similar size.

Basic salaries are normally reviewed annually by the
Remuneration Committee, with increases usually taking effect
on 1 April for the subsequent year. Employment conditions and
salary increases threughout the Group are taken into account
when basic salaries are reviewed.

Changes in the scope of an Executive Director’s role may result

in a review of salary, ——

conditians
The maximurn leve! of basic salary will not be Naot
greater than the current salary as increased,

applicable.
typicatly in line with the market and general .
salary increases throughout Lhe Group.

If an individual is appointed at a lower salary, for
example, to reflect inexperience as a listed company
Director, targer increases may be awarded over
future years as they prove their capability.

Car allowance, benelits and ali-employee share schemes

To provide a car allowance and set of benefits which support the Executive Direcior and encourage participation in the

all-employee share schemes.

A car altowance may be pard or a company car may be provided
to Executive Directors.

Executive Directors are eligible to receive other taxable and
non-taxable benefits, that may include:

- private medical insurance [covering the Directar and family]
- life assurance cover
- permanent health insurance
- access to independent actuarial, financial and legal advice
when necessary -
- gym membership, subsidised by the Company
- annual medical checks
- relevant prolessianal subscription fees
- other benefits on substantially the same basis as
other employees.
Executive Direclors are eligible to participate in British Land's
Share Incentive Plan (5P|, Sharesave Scheme and any other
future plans on the same basis as other eligible employees.

The Company provides Directors” and Dfficers’ Liability
Insurance and may provide an indemnity to the fullest
extent permitted by the Companies Act.

Not
applicable.

The maximum car allowance is £20,000 per annum.

The maximum cost of cther taxable and non-taxable
benetits permitled under the Policy 1s the amount
required to continue praviding benefits at a similar
level year-on-year.

The maximum opportunities under the SIP,
Sharesave Scheme and any subsequent plans are set
by the rules of the schemes and may be deterrined
by statutery timits.
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Fixed remuneration continued
Changes from the 2019 Policy are highlighted

Dperation land strategic purpesel Maxismnum opgpartunity

Performance
conditions

Pension or pension allowance
{To provide an approgpriate level of pension in retirement for Executive Jirectors.]

Executive Directors may receive pension benefits through
a defined contribution scheme or cash allowance in ligu of
pensicn contnibutions.

Employer pensian contributions ta Executive
Direciors under the defined contribution
arrangement and cash allowances in lieu of pension
are made at a fixed percentage of salary, no higher
{han the raie available to the majority of the
workiorce, which is currently 15% of salary,

Cash allowances in lieu of pension cantributions would typically
be paid at the same level of salary as Company contributions
under the defined contribution arrangement. *

Unless already a member of the legacy defined benefit scheme,
Directors will not be able 1o participate in it.

Not
applicable

Variable remuneration

Operation land straleglc purposel Maximum opportunity Perlormance canditions

Annual Incentive - -
{To reward performance agamst quanmatlve and slrateglc ob]eclwes that are sei set annuall Y. 1

Annual Incentive awards may be granted to Executive Directors
each year, with the level of award reflecting strategic aims of the
Company. Cbjectives are set by the Board and measures set by

The maximum
level of Annual
Incentive which

The chjectives are set by the main Board
and the measures by the Remuneration
Committee normalty at the beginning of

the Remuneration Committee.

Awards are granted following the linancial year end,
when actual performance over that year 1s measured.

A portion of the Annual Incentive Award is paid in cash and
the remaining portion [net of tax) is used to purchase British
tand shares on behali of the Executive Director (Annual
Incentive Shares).

Currently one third of any Annual Incentive Award will be
required to be used lo purchase Annual Incentive Shares.

Annual Incentive Shares musi be hetd for three years from the
date of grant of the Annual Incentive award before they may be
transferred or sold, regardless of whether or not the individual

remains an employee of British Land throughout this pericd.

Executive Directors are entitled to the dividends paid in respact

of the Annual Incentive Shares during the holding period.

The Annual Incentive award |cash and sharesl may be clawed

back during the three-year peried {ollowing determination of the
award in certain circumstances. These are set out on page 137,

may be granted
is equivatent

to 150% of
basic salary.

the financial year over which performance
will be assessed and foliowing the end of
the financial year when performance can
be determined.

At teast 0% of the Annual Incentive wilt be
based on financial performance conditions,
with the remainder based on non-financiat/
strategic performance conditions.

No mare than 25% of any part of the award
wilt be earnad for threshold performance

Up to hatf of the maximum potential award is
payable for target performance thatis in line
with expectations. If the stretch target is met
the maximum potential award will be earned.

The Commitiee has the discretion 1o
adjust the ouliurn la engsure it reflects
underlying performance.

No further performance conditions are
attached to the Annual Incentive Shares
during the holding periad.
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Perfarmance condilions

Long Term iIncentive Plan [LTIP)

{To link the level of reward 10 Company performance against specifiad long term measures, promoting and rewarding activities

that support our strategy and create sustainable tong term value for shareholders |

LTIP awards may be granted annually by the Remuneration
Committee to Executive Directors. Awards are in the form
of performance shares [conditional rights ta recewe shares}.

LTIP awards typically vest afler ihree years. The number of
performance shares vesting is dependent on the degree to
which performance conditions attached to the LTIP have been
rnet over this three-year performance period. The Commmuittee
has the discretion to adjust the outturn to ensure it reflects
underlying performance. A payment equivalent to the dividends
accrued on vesting performance shares is paid at the

point of vesting normally in shares but in exceptional
circumstances cash.

On vesting, sufficient performance shares may be sold to cover
an individual's liability to income tax and National Insurance
contributicns and related costs of sale. The remaining
periormance shares must be held for two years following
vesting before they are permitted to be transferred or sold,
regardiess of whether or nol the individual remains an
employee of British Land throughout this period.

LTIP awards may be forfeited and/or clawad back from the date
of grant until three years after the determination oi the vesting
level of an award in cerlain circumstances. These are sel out on
page 137. Ifilis discovered that an LTIP award was granted or
vested on the basis of materially misstated accounts or other
data the Commiilee may require some or all of the perfarmance
shares to be forfeited or clawed back during the five-year period
following the grant date.

The maximum

vatue [using the

share price at

the time of award

multiplied by
the number of
shares} ot an
LTIP award
which may

be granted

is equivalent
to 300% of
basic salary.

The LTIP performance conditions are chosen
to reward perfermance that is aligned with
British Land’s strateqy. At least 75% of the

award will be based on financial related

performance conditions, with the remainder

based an non-financial/strategic
performance conditions,

Within these limits, the retative weighting

of the perfermance condilions may be varied

by the Committee to ensure the LTIP best
supporis British Land’s strategy and to
meet investor preferences.

For relative metrics, the Committee may
amend the comparator groups during the
performance period if there is a corporate
eveni affecting any member of the group.

The Committee may also amend a targel or
performance benchmark if a different target
or benchmark is deemed more appropriale.

Performance conditions are chaitenging.
requiring significant outperformance fer
100% of the LTIP award to vesi. No more
than 20% of the award will vest if the

minimum perfermance threshold is achieved;
performance below the minimum threshold

for a performance cond:tion will resuli
in the LTIP award in respect of that
conditien tapsing.

Policy on shareholdings of Exacutive Directors

(Te encourage Executive Direciors to build and maintain a shareholding in the Company, including post-cessation

of emplaymentl

The Company has a pelicy that Exacutive Directors will be
required to build and retain a level of sharehalding in the
Company, inciuding post-cessation of employment.

The application of this will be contained fram time to time in the
Annual Repori en Remuneration and is currently 225% of satary
for the CEQ and 200% of salary for the CFO with this level being
required to be held for twa years following cessation. The
Committee retains discretion to operate the shareholding
requirement as appropriate in specific circumstances.

The Paolicy
requirement
is that the
Executive
Directors

are expected
1o buildup a
sharehelding of
at lzast 200%
of salary [in
practice the
operation may
e higher).

Not applicable.
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Non-Executive Directors’ New 2022
Remuneration Policy

Qperation land strategic purpose) Maximum oppartunilty Perlormance canditions
Chairman’s fee

{To attract and retain an individual with the appropriate degree of expertise and experience.]

The Chairman's annual fee is set by the Remuneration Committee and  Typically increases, if required, wit ~ Not applicable.
reviewed annually. The level of the Chairman’s annuat fee is set taking  be in line with market.

into account {fees paid at companies of broadly simitar size.

Non-Executive Directors’ fees

|To attract and retain Non-Executive Directors with the appropriate degree of expertise and experience.l

Remuneration of the Non-Executive Directars is a matter for the The maximum aggregate amount Nat applicable.
Executive Directars and Chairman, and fees are reviewed annually. of basic fees payable to all Non-
Executive Directors shall not exceed
the limit set in the Company's
Articles of Association, which is
currently €900,000. Basic fees do
not include the Chairman’s fee or
The Company s Policy is ta deliver a total fee at a level in lifie with fees for being.Senior Independent
similar positians. Director, member or Chair of
a Cernmiltee.

Non-Executive Directors receive a basic annual fee plus additianal fees
if they are members of a3 Cornmitiee, and if they hold the position of
Senior Independent Director, Chair of a Cornmittee, perterm additionat
rcles ar have a greater time commitment.

Other arrangements for the Chairman and the Non-Executive Directors
ITo support the Directors in the tulfilment of their duties.)

The Company may reimburse expenses reasonably incurred by the The maximum reimbursement Not applicable.
Chairman and the Non-Executive Directars in fulfilment of the is expenses reasanably incurred,

Company's business, together with any taxes thereon. together with any taxes thergon.

The Company provides the Chairman and the Nan-Executive Directors The ma‘ximu‘m _val.u.e of the Directors’

with Directors” and Dfficers’ Liabilily Insurance and may provide an and Officers’ Liability Insurance and

indemnily o the fullest extent permilted by the Companies Act. the Company’s indemnity is Lhe cost

at the relevaal time.
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Notes to the New 2022 Remuneration

Policy table

Remuneration Policy for

other employees

Salary reviews across the Group are carried
out on the same basis as salary reviews

for the Executive Directors: consideration

is given Lo the individual's role, duties,
experience and performance, along with
consideration of typical salary levels of
employees in similar reles in comparabie
companies, where Lhe dala is available.

Employees are entilled to taxable and
non-laxable beneflits including pensian
contributians, with execulives being entitled
to substantially the same benefits as the
Executive Directors.

The Company’s all-employee share
schemes [the Share Incentive Plan and
the Sharesave Schemel ara alse open to
eligible employees.

The Company operates annual incentive
arrangements throughout the business

which are cascaded from the AIP objectives,

tailored where appropriate to the specific
functions and individuals.

Senior employees may also parucipate
in the L.TIP andfor Restricled Share
award schemes

Choice of performance measures
Al least 60% of the Annual Incentive

will be based ¢n financial performance
conditions, with the remainder based

on non-financial/strategic performance
conditions. The specific performance
conditions are determined in line with

the strategic.priorities. . .

[Mlustration of application of the New 2022 Remuneration Policy
The bar charts belaw illusirate the levels of remuneratien receivable by the Executive Directors in the first year of operation of the
propuses Remuneration Policy for varying levels of performance. :

At least 75% of an LTIP award will be based
on financial related performance canditions,
with the remainder based on non-financial/
sirategic performance conditions. The LTIP
performance conditians are chosen to
reward performance that is aligned

with British Land's strategy.

The AIP and LTIP targets are set taking
into account the business pian and investor
expectations, with the Committee ensuring
there is 2 robust and appropriate link
between payoutls and performance.

Chief Executive

Chief Financial Officer

Maximurm bwith 1% 2% 39% | 20% [T SIS 9% | 23% 9% ) 1% £3.162K

share price growth/ share price growth|

Maximum 23% I 29% 48% £3.893k Maximum 23% I 29% 48% £2,54%k

In line with In line with

expectaticns 49% [31% 20% £1.831k expectations ) 2% £1.202k

Minimum m €893k Minimum £589%K
T 7 T T T T L S T T T T T T

{£°0001 g 1.00¢ 2000 3,000 4000 5900 (€£°'000) g 500 1,000 1,500 2,000 2,500 3,000 3,500

M Fized pay M Annual Incenlive ELTIP  WLTIP value wilh 50% H Fixed pay M Annual lncentive BLTIP  BLTIF value with 50%

share price grawth

share price growth

1 Calculated using [a) salaries for the year ending 31 March 2073: [b] benefit values for the year ending 31 March 2022, and [c] pension policy as applicable for the year

ending 31 March 2023 L. 15% of salary.
Assumplions:

Minimum: Fixed pay only consisting of salary, pension and benefils. No payouts under the AIP or LTIP.

In line with expectations: Fixed pay plus 50% of maximum under the AlP and threshold vesting at 20% af maximum under the LTIP.

Maximum: Fixed pay plus 100% of maximurn under the AIP and LT{P.

Maximum with share price growth: As for the "Maximum”™ scenzrio but illustrating the impact of a 50% share price increase on the LTIP.
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DIRECTORS' REMUNERATION REPORT continued

Approach to recruitment
remuneration

Executive Directors

Basic salary is set at a level appropriate
to recruit a suitable candidate, taking into
account external market competitiveness
and internal equity. The level of basic
salary may initially be positioned below
the mid-market of the chosen comparator
group, with the intention of increasing

it to around the mid-market of the
caomparator group after aninitial

period of satisfactory service.

individuals will be abie to receive a
contribution to a pension plan, or cashin
lieu ihereal, and the Company centribution
will not be greater than the rate available to
the majority of the workforce lcurrently 15%
af salary).

Where a recruit is forfeiting incentive
awards granted by his or her existing
employer, compensalion in the farm of

a restricted share plan [RSP) award or
otherwise may be made |in accordance
with Listing Rule 9.4.2], the maximum value
of which will be that which the Cammitieg,
in its reasonable opinion, considers to be
equal to the value of remuneration forfeited

The vesting of the award may be subject

to additional performance measures heing
met aver the same peried. The Committee
will determine the mosl relevant measures
1o use at the time of award, bearing in mind
the responsibilities of the individual being
appointed and the Company’s strategic
priorities at the time.

The Company's Policy is to give notice
periods af no longer than 12 months,

Chairman and Nan-Executive Directors
QOn recruitment, the Chairman will be
offered an annual fee in accordance with
the Policy. The level of the annual fee may
initiakly be posilioned below the mid-market
Llevel, with the intentian of increasing it

te around the mid-market level of the
comparator group after an initial period

of satisfactory service. Nan-Executive
Directors will be offered Non-Executive
Directors fees in accerdance with

the Policy.

Appointment of internal candidates

If an exisung employee of the Group

is appointed as an Executive Director,
Chairman or Non-Executive Director,
any abligation or commitment entered
into with that individual prior to his or
her appointment can be honoured in
accardance with the terms of those
obligations or commitments, even where
they differ from the terms of the Policy.

Policy on loss of office

Executive Directors

The Executve Directors’ service contracis
can be lawfully terminated by either pariy
giving 12 months’ notice, or by the Company
making 3 lump sum payment in lieu of
notice IPILON) equal to the Executive
Director's base salary for the notice period.
Additionally, when the Company makes a
PILON, it may either pay a lump sum equal
to the value of any benefits for the notice
period or continue to provide benefits untit
the notice period expires or the Execulive
Director siaris new employment [whichever
is tha earber]. These lawful termination
mechanisms do not prevent the Company,
in apprapriate circumstances, from
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terminating an Executive Director's
employment in breach of his or her service
contract and seeking to apply mitigation in
determining the damages payable. Where
this is achievable in negotiation with the
outgoing Director, setilement arrangements
are siructureg so that the termination
payment is paid in instalments and the
instalments are reduced by an amount
equat to any earnings received from \he
outgaing Directar’s new emplayment,
consultancy or other paid work.

Fer departing Executive Direclors and
Executive Directors that have left British
Land the Committee may agree to cash
commuiation of pension benelits under the
defined benefil scheme fincluding EFRBS
benefits) and other pension arrangements
enlered iniu prior Lo the adoption of the 2022
Remuneration Policy. Any cernmuialion
wolld take into account valuations provided
by independent actuarial advisers so as to
be undertaken on a basis censidered by

the Committee to be cost neulral to

the Company.

The circumstances of the loss of office
dictate whether the individual is treated as
a good leaver or atherwise, in accardance
with the Company’s Policy. The Commiilee
uses its discretion to form a view taking into
account the circumstlances, Good leavers
typically receive pro-rata Annual Incentive
and long term incentive awards, subject

to perfarmance measurement, and other
leavers focfeit their entitlements. In the
event of a change of control the rules

of the share plans generalty provide for
accelerated vesting of awards, subject
{where applicablel to time apportionment
and achievement of performance targets.



Details of the Executive Direclors’ service contracts and netice perinds are given in the

table below:

MNormal nolice period to be

Direcier: Length of service cantract Date ef service contract given by either party
Simon Carter 12 months 18 November 2020 12 months
Bhavesh Mistry 12 months 19 July 2021 12 monihs

Chairman and Non-Executive Directors

The letters of appointment of Non-Executive Directors arg subject to renewal on a triennial
basis. In accordance with the UK Corporate Governance Code, all Directars stand for
election or re-election by the Company's shareholders on an annual basis. The Directors’
service contracts and letters of appoiniment are available for inspection during normal
business hours ai the Company’s registered office and at the Annual General Meeting.

The unexpired terms of the Chairman’s and Non-Executive Directors’ letters ol

appointment are shown below:

QOriginal date of

Effeclive dale of
appointment in most
recant letler of

Unexpired Lerm at

Directer: appointmem appoiniment 31 March 2022 Imanths)
Tim Score [Chairman) 20 March 2014 19 July 2019 3
Preben Prebensen [SID) 1 September 2017 1 September 2020 28
Mark Aedy 1 September 2021 1 September 2021 ]
Lynn Gladden 20 March 2015 24 May 2021 28
" Irvinder Goodhew 1 Dctober 2020 1 Ociober 2020 28
Alastair Hughes 1 January 2018 1 January 2021 28
Nichclas Macphersan 19 December 2014 19 December 2019 14
Laura Wade-Gery 13 May 2015 26 May 2021 28
Laraine Woodhouse 1 March 2021 1 March 2021 28

Although the Chairman's and Non-Executive Directors’ appaintments are for fixed

terms, their appointments may be terminated immediately withaut notice if they are not
reappointed by shareholders or if they are removed from the Board under the Company's
Articles of Associalion or if they resign and do nat offer themselves for re-elaction. (n
addition, their appointments may te terminated by either the individual or the Company
giving three months’ written notice of termination |or, far the current Chairman, six
monkhs’ written notice of termination|. Despite these terms of appointment, neither the
Chairman nor the Non-Executive Directors are entitled to any compensation [other than
accrued and unpaid fees and expenses lor the period up to the termination] for loss of
office save that the Chairman and Non-Executive Directars may be entitied, in certain
limited circumslances, such as carporalte transactions, to receive payment in ligu of their
nolice period where the Company has terminated their appointment with immediate effect.

The British Land Cempany PLC 00421920

Malus and Clawback

in relation to both Annuat Incentive Ptan and
LTIP awards under this Palicy, malus and
ctawback provisiens will apply in the
following circumstances:

- discovery of a material misstatement
resuiting in an adjustment in the sudited
accounts cf the Group

- the assessment of any performance
condition was based on errar, or
inaccurate or misleading infermatien

- the discovery thal any information used
to determine cash or share awards was
based an error, or inaccurate or
misleading infermation

- action or conduct of a participant which
amounts to fraud or gross misconduci

- corporate failure

~ evenis or the behaviour of a participant
have led to the censure of a Group
company by a regulatory authorily
or have had a significant detrimental
impact on the reputation of the Group.

Discretion

The Committee has discretion in several
areas of Policy as set out in this Repert.
The Remuneration Committee may also
exercise operational and administrative
discretions under relevant plan rules
approved by shareholders as sel out in
those rules. In addition, the Committee has
discretion to amend the Policy with regard
to minor or administrative matters where it
would be, in the opinion of the Committee,
disproportionate to seek or await
shareholder approval.

In addition, the Committee retains the
discretion to override the farmulaic
outcomes of incentive schemes. The
purpose of this discretion is to ensure
that the incentive scheme outcomes
are consistent with overall Company
performance and the long term
experience of shareholders.

Pre-existing obligations

and commitments

Itis a provision of this Policy that the
Company can honour all pre-existing
obligatiens and commitments that

were entered into prior Lo this 2022
Remuneration Policy taking effect. The
terms cf those pre-exisling obligatians

and commitments may differ fram the
terms of the Remuneration Policy and may
include [without limitation] obligations and
cormmitments under service contracts, long
term incentive schemes (including previous
Long Term Incentive Plans], pension and
benefit plans.
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How we intend to apply our new 2022 Remuneration Policy during
the year commencing 1 April 2022

The following pages set out how the Committee intends to apply the 2022
Remuneration Policy during the coming year, subject to shareholder approval.

Executive Directors’
remuneration

Basic salaries

The Executive Directors salaries for

the year beginning | April 2022 will
remain at their levels on appointment
into their eurcent roles [Simen Carier on
18 November 2020 and Bhavesh Misiry
19 July 2021). For context, the average
increase provided to the wider employee
population on 1 April 2022 was 7%.

Basic salary
€000

Directar;
Siman Carter 750
Bhavesh Mistry 490

Pension and benefits

Both Executive Directors will receive a 15%
of salary pension contribution/atiowance.
Benefits will be provided in line with the
policy and include a car allowance and
private enedical insurance.

Annual Incentive awards

The maximurn bonus apportunity for
Execulive Directors remains unchanged ak
150% of salary. The perfarmance measures
for the Annual Incentive awards have been
revised to pravide claser alignment to our
strategy under aur new CEQ and CFO and.
in particular, reflect more fully our
sustainability agenda. This is set out

in the table below.

The detailed targets that the Commitiee
sels are cansidered to be commercially
sensitive and a5 such the specific targets
and performance against them will be
disclosed in the 2023 Remuneration Report.

In assessing how the Executive Oirectors
perform during the year commencing

¥ April 2022, the Committee will take inlo
account their performance against all of the
measures and make an assessment in the
round to ensure that perfarmance warranls
the tevel of award determined by the

table below.

This year, ance again, the Cornmittee will
assess performance in the context of the
wider stakeholder experience and overall
corporale autcame. 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 disclosed previously, the Commitiee
agreed that for Annual Incentive awards,
the sector weighted MSCI March Annual
Universe benchmark Iwhich includes sales,
acquisitions and developments and so takes
into account aclive assel management as
well 3s a more representative peer groupl
would be most suitable.

In line with current practice, two-thirds of
any amaount earned witl be paid in cash with
the rermnaining ane-third [net of 1ax) used to
purchase shares which must be hetd for a
further three years.

Measurg Target Weighling
Annual Financial budget targets for profitability
rur"Jtaabitiry 0% payout lor meeling a threshold level rising to 100% 0%
pran Payout for at least matching a stretch lavet
Quantitative
Financial Total Property Return outpertformance target
Measures: Ln;:: :’;:reg:ydk:t:rend\f: ! 17% payout tor matching the MSC! benchmark index rising 20%
40% reward ghted by sector to 100% paygut far cutperforming oy 1.25%
weighting
Financial budget targets for development profit -
Develepment prolit 0% payout for meeting a threshold Level rising to 100% payoul 10%
for at least matching a stretch level
Benchmark score targets for GRESB rating. 0% payout for
o The Glebal Real Estate meating a threshokd score rising to 50% payout for matching
Quantitative ESG Benchmark [GRESE) tha score that achieves a 5 star rating and rising to 100%
Environmentat payout for atieast matching a stretch level scare
Measures: 20%
20%, reu.farll A&B rating across the estate. 0% payout tor meeting a
weighting EPC rating across estate threshold level, rising to 100% payout for at least matching
astreteh level
Realising the potential
of Campuses
Strategic/persanalf O Progressing value
customer objectives accretive developments
measures - . o . 20%
20% reward O Targeting opportunities C.ummerclally senSI'uve s0 these wnll’he fully
weighting in Retail & Fulfitmant disclosed and explained in next year's Repart

O Active capital
recycling

O People
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Long term incentive awards

LTIP awards will be granted to Executive Directors during the year commencing 1 April 2022, after the canclusion of the 2022 AGM.
The size and timing of the award will be determined by the Committee at a later date and disclosed in an RNS announcement.

Fult detzils will be included in next year's Annual Report.

Subject 1o shareholder approval, the performance measures that are intended Lo apply to the 2022 LTIP award are as below.
These periormance measures wilt be assessed over a period of threa years. A twa year post-vesting halding period applies to

zny shares vesting.

Measure Link Lo stralegy Measyred relative to Weighling
Total Accounting Return [TAR]) The TAR measure is designed TAR performance will be assessed against 50%
The growth in British Land’s EPRA Net to link reward to performance at largets set in the context of the business
Tangible Asset Value [NAV] per share plus  the net property level that takes plan and invesior expectations cver the
dividends per share paid aver the LTIP acceunt of gearing and our long term,
perfétman§ez _permdA ~ dlstrlvbulnons to sharehulderé, Threshald: 4% per annum,_ -
Maxirnum; 10% per annum
Total Property Return [TPR} The TPR measure 1s designed TPR perlermance will be assessed aganst 25%
The change in capital value, less any capital to link reward ta strong the performance of an MSCI sectar
expenditure in¢urred, plus netincome. TPR performance at the gross weighted benchmark.
is expressed as a percentage of capital praperty level, Threshold: Equal to Index
employed aver the LTIP performance
pericd and is calculated hy MSCH Maximum: Index +1.00% per annum
Environmental, Social, Gavernance (ESG]  The ESG measure is designed ESG performance will be assessed against 25%

- Operational Carbon Reduclion
[COse per sqm]
- Operational Enargy Reduction

to link reward to delivering
cur 2030 ESG commitments
measured against a

2019 baseline.

targets set in line with achieving our
sustainahility vision.

Operational Carbon Reduction
Thresheld: 10% reduciion
Intermediaie: 20% reductien
Maximum: 30% reduction

Operational Energy Reduction
Thresheld: 7% reduction
Intermediate: 10.5% reduction
Maximum: 14% reduction

No vesting below threshold performance with 20% of the praportion altached to that measure vesting for thresheld performance.
There will be straight-line vesting between threshold and intermediate {if applicable] and stretch pecformance targets.

The Committee retains the discretion to override the formulaic outcomes of incentive schemes. The purpose of this discretionis to
ensure that the incentive scheme outcomes are consistent with overall Company performance and the experience of our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chairman and Nan-Executive Directors are positioned around mid-market with the aim of attracting individuals with the
appropriale degree of expertise and experience. The fee structure set out below is unchanged since being applied in 2019. The Chairs of

Committees also receive a membership fee.

Chairman’s all inctusive annual fee £375.000
Non-Executive Direcicr's anrual fee £464.000
Senior Independent Director’s annusl fee £10,000
Audit er Remuneration Commitiee Chair's annual fee £20,000
Audit or Remuneration Commitiee member’s annual fee £8.000
CSR Committee Chair's annual fee £14.000
Nomination or CSR Committee member’s annual fee £5.000
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DIRECTORS' REMUNERATION REPQRT continued

REMUNERATION AT A GLANCE To deliver on this strategy, we have developed four prinriiies;

How we align
rewards to
delivering
our strategy

Realising the
potentiat of

Progressing
value accretive

our Campuses developments

The British Land Company PLC 00421920

Active capital
recycling

Targeting
oppartunities

in Retail &
Fulfitment

People & Suslainability

As set out in the Strategic We have developed a best in class platform,

Report, we have a clearly
defined business model
which underpins our key

‘areas of focus: Campuses

and Retail & Fulfilment.

Delivering against these areas tays the
foundation for future value creation. We
take along term approach to running our
business; our focus is to daliver positive
outcomes for all ef our stakeholders an

a long term, sustainable basis which can
mean that actions taken in any one year
take time to deliver value.

including a broad range of skills across our
business, which will support the delivery of
our stralegy. Read more on pages 18-27.

Our rermuneraiion philosophy is to

__incentivise and reward emplayees across the

Group. We set objectives for our Execulive
Direclors which are cascaded throughout
the business, with Executive Committee
sponsars, so that they are integrated within
the day-to-day management of Lhe business.

In determining what the best measures

of performance are for incentivising

our employees, the Committee strikes a
balance between the short term and langer
term goals that it sets. The short term goals
are 3 mixture of the delivery of ebjectives
linked to our priorities and annual

financial performance.

Our naw 2022 Remuneration Policy

| year performance

This creatas an alignmenl with
shareholders ensuring that the level of
annual bonus is not out of line with the
performance of the business in the
financial year.

Quer the longer term, we measure gur

performance against selected market
benchmarks. We only deliver rewards
where the business at least malches
those henchmarks and we share a

smatl percentage of any outperformance.
We tailor these benchmarks te be as
retevant as possible te the compasition of -
our business but we recognise that there
may inevitably be a degree of mismatch.

The chart balow illusirates the alignment
between [i} what we are focusing on

daoing lour straiegic objectives], {ill what
we measure and repart an and [iii] what we
reward Executive Directors for delivering.

3 year performance

Annual

profitability -Profil targets

Development Profit

- Targeis for Development
Profit

Praperty valuation changes

- Relative Totat Property
Return outperfarmance

- Relative Total Property
Return autperiormancea

Total Accounting Return

~ Absolute Totat Accounting Return
performance againsl a targel range

Environmental Measures

- EPC ratings acrass eslaie
- GRESB Real Estale
benchmark

————e—
- Qperational carbon reduction

- Qperational energy reduction

Realising the potential of
our Campuses

Progressing value
accretive developments

Targeting apportunities
in Retail & Fulfilmant

- Strategic/parsonal/
customer objectlives 1o
detiver our priarities

Active capital
recycling

O Peaple
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Summary of the current 2019 Remuneration Policy and how we applied 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 aut in fullin the 2019 Annual Report and is available on our website britishland.com/committees.

Element of
remunerayon

Lirk io straieqy

Framework

Fixed

Basic salary

Beanefits

Pension

contribution

Attracts and retains expert pecple with
the appropriate degree of expertise arwl
experience to deliver agreed strategy

Reviewed annually and increases typically in fine with
the markel and general salary increases throughout
the Group

Benefits 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 leval

year on year

Defined contribulion arrangements - ¢ash allowances
in lieu of pension are made 9 the CEQ and CFO at 15%
of salary

Variable

Annual

Incentive

Performance measures related ta British
Land's strategic focus and the Executive
Directors’ individual area of responsibility
are set by the Committee at the beginning
ol the financial year

Maximum oppaortunity is 150% of basic salary. 2/3% is

paid in cash with the remaining 1/3% {net of tax] used

to purchase shares on behall of 1he Exscutive Director
[Annual Incentive Shares) which must be held for a further
ihree years whether or not the Execulive Director remains
an employee of British Land

Long term
incentive

Total Property Return {TPR] tinks reward
to gross property performance

Total Accounting Return [TAR] links
reward to net property perfarmance
and shareholder distributions

Total Shareholder Return (TSR
direclly correlates reward with
sharehotder returns

LTIP grants were set at 250% last year in the form of
performance shares, within the maximum value of an
LTIP award of 300% of salary

Executive Directors’ remuneration
The tables below show the 2022 actual remuneration under the current 2019 Remuneration Policy against potential opportunity for the
year ended 31 March 2022 and prior year 2021 actual remuneration for each Executive Director, The figures for Bhavesh Mistry's actual
and potentiat 2022 remuneralion are pro-rated to reflect part servica during the year and include the value of awards granted upon
agpointment o replace pre-exisling incentives from his previous employer as detailed on page 146.

Full disclosure of the single total figure of remuneration for each of the Direclors is set out in the table on page 142.

Simon Carter

Bhavesh Mistry

£000 £900
FY22 Aciual £191% FY22 Actual Buyout E2.148
F¥22 Potential [yl £3.354 FY22 Potential Buyout £2.218
FY2) Actual s e et it oo ELMT  FY21 Actual /A - jained British Land in July 2021
T — T T T T L} T — T T T T T
0 500 1000 1,500 2000 2500 3,000 3.50 0 500 1000 1500 2000 2500
Salary  Bepehts  Pension  Annualincenlive  Long term incentives/

Buyouts
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How we applied our current Remuneration
Policy during the year ended 31 March 2022

The following pages set out how we implemented the Directors’ Remuneration Policy during the year ended 31 March 2022 and the
remuneration received by each of the Directors.

Single total figure of remuneration (audited)
The following tables detail all elements of remuneration receivable by British Land's Executive Directors in respect of the year ended
31 March 2022 and show comparative figures for the year ended 31 March 2021.

Pensionar  Gther itemsin

Taxable pensian  the nature of Annual Long term Fixed Variable
Salary benelits allowance remuneration’ Incentives® inceatives’ Total remuneration fémuneration
1022 2022 !22 2022 2022 022 022 2022 w22
Execuiive Direclars £000 £004 £000 £000 £000 €000 €080 £900 t
Simon Carter 750 20 113 n 1,024 o 1,917 6893 1.024 . R
Bhavesh Mistry* ~ T 3467 0 T 14777 T 52 T 1292 469 0 2172 415 1,767 . 7

1. Estimated outcomes. 2022 Annual Incentive outcomes are subject to the publication of final MSCI results.

2. Farecast outcomes, 2022 Long Term Incenlive outcomes are subject Lo cenfirmation of final vesting levels in June 2022

3. Bhavesh Mistry was agpainted as a Directar an 1% July 2021, Amounts paid are time apportioned accardingly

4. £1,288,044 of the amount paid lo Bhavesh Mistry regresents awards made to Bhavesh under the Company's Long Term Incentive Plan to replace pre-existing
awards fram his previous empleyer that lapsed when he left to join the Company. These are regarded as variable remuneration, Full delails of the granis that are
snclyded in this amount are described in detail an page 144.

Peasion gr  Qther items in

Taxable pension  the nalure of Annuat Leng term Fixed Variable

Salary* benelits allowance  remuneralion Incentives? ingenlives’ Tetal remuneration remuneration

207 001 on 20 2021 2021 00 202 2021

£ooa £oon £000 £000 EQ00 E£000 E§00 £000 £000

Simon Carter 557 20 a9 10 473 0 1,149 676 473

. As described within the 2021 Annual Report. Simon Carter’s salary rellects the period from 1 April 2020 tc 17 November 2020 as CFO tor which he was paid 2
pro-rated salary based on a full year equivalent of £500,000 and from the pariod from 18 November 2020 to 31 March 2021 as CEQ for which he was paid a pro-rated
salary based on a full year equivalent of £750.000. Additionally, as previously disclosed, the full Beard waived an amount equal to 20% of their respective fees and
salaries for the tour menths from Agril to July 2020 in response to the Covid-19 pandemic.

Conlfirmed outcomes. Actual Aanual Incentive and Lang Tarm Incentive outcomes are confirmed after publication of the Annual Repart each year, Forecast
estimated figures were published in the 2021 Report: the actual oulcomes, which were unchanged from the estimated figures, are reflectad in the table above.

[

Notes to the single total figure of remuneration table (audited)

Fixed pay .
Taxable benefit

Taxable benefis include car allowance far Simon Carter of £14,700 and for Bhavesh Mistry of £11,764 and private medical insurance.

Other items in the nature of remuneration

In addition to the joining awards made to Bhavesh Mistry as dascribed in foatnoie 4 to the single figure table, other items in the nature of
remuneration include: life assurance, permanent health insurance, annual medical check-ups, professional subscriptions, the value of
shares awarded under the all-employee Share Incentive Plan and any notionat gain on exercise for Sharesave options that matured
during the year, if any. '

Pensions

Simon Carter is a member of the Defined Contribution Scheme and utilises his Annual Pensizn Allowances, the remaining amount of
his pension is paid in cash, for him (o make his own arrangements for retirement. Simon Carter is atso a deferred member of the British
Land Defined Benefit Pension Scheme in respect of hus employment with British Land earlier in his career. The table below details the
dehined benefit pensions accrued at 31 March 2022, Bhavesh Mistry does not participate in any British Land pension plan. Instead he
receives a cash allowance in lieu of pension to make his own arrangements for relirement.

Defined benefil
pension accrued al MNarmal
31 March 2022 refirement
Execuiive Director EODQ age
Simnen Carter 40 &0

There are no additional benelits thal will became raceivable by 3 Director in the event that a Direclor retires early.
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Annual Incentives FY22 (audited)
The level of Annual Incentive award is determined by the Commitlee based on Eritish Land's performance and Executive Direclors’
performance against guantitative and strategic targets during the year. For the year ended 31 March 2022 the Commitiee’s assessmant
and oulcomes agains! these criteria {before exercising any dis¢retion] are set out below. Quantitative measures are a direct assessment
of the Company’s knancal performance and in the very long term business we operate are a reflection of many of the decisions taken

in prior years. The ¢elivery of strategic objectives posilions the future perfoermance of the business so payouts under this part of the
Annual Incentive Plan will nol necessarily correlate with payouts under the guantitalive measures in any year. The level of bonus
calculated by applying the criteria betow generated an outcome of €.137% of salary for the two Executive Direclors against a

maximum opportunity of 150%.

Fhe British Land Campany PLC 09421920

Peclormance
in ling with,
e;;::tr::::\s Perfarmance in line Final
[0% Payout Performance with maximum oulcome Final
excep! TPR of in ling with expeciations 1% o autceme
The Quanlitalive measure Weighling 17% Payautl expeclations 1100% Payauil max] (% ofsalary] Perfermance range
Net Asset Value changes 20%
Obps +125bps 17% payout for
maiching the MSCI
Tota! Property Return o o Benchmark rising
vs MSC Benchmark! 0% ~10nes . 2006%  30.00% to 100% payoul for
outperfarming by
N +240bps 128bps -
Annual Profitabitity 30%
£200m £202m £210m 0% payout for meeting
Underiying Prafit 30% 30.00% 45.00% athreshold level rising
£251m te 100% payout
Balance Sheet Resilience  30%
Refinancing 24 months 34 months 0% payout fer maeting
Assessed by comparin a threshold level rising
¥ 9 10% @ |[oo0%  15.00% 10100% payout for at
forecast net debt to the .
finance we have in pl. least matching a
1rAnce wi place 47 mths stretch level
£1.0bn £1.5bn 0% payout for meeting
Liguidity a threshold level rising
Based on available 10% 10.00%  15.00% to 100% payout for at
facilities and cash . least maltching a
€1.50n stretch leval
Sub-tatal 70% 70.00% 105.00%

1. The abave chart is a fgracast of the 2022 TPR oulcomes which will depend on performance against MSCI figures that will only become available after the publicatian
of this Repart and as such, represent an estimate of the final ligures.
2. £1.5bn is the average liguidity available throughout the year. 1As at 31 March 2022 available liquidity was £1.3bn),
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DIRECTORS’ REMUNERATION REPORT continuved

Simon Carter

The British Land Company PLC 00621920

Final eutceme

Final aulcome

Measura Waghung Qutcome % award % ofmaxl  [% of salaryf
Active Capital recycling Over £1bn of sales and two naw joint ventures created; 417%
5 00% complated on 90:50 Canada Waler JV sale and exc_hanged
on sale of 75% stake in majorily of assets at Paddinglon
Campus in April 2022.
Evolve our olfer driving 3.9m sq ft of tatal leasing completed in FY22 and Starey 3.00%
leasing and operational 3.00% | occupancy increased to 84%.
outperformance
Targeting Opportunities Invested in Retail parks, purchasing the minerity 3 00%
in Retaii & Fulfilment interest in HUT and completing on a further £201m
S00% Retait F.’arll( _purchases. ) o o
’ Made significant progress on investing in togistics and
have rapidly assembled a £1.3bn deveicpment pipeline
focused on Lendon.
Realising the Potential Acquired £102m of assets outside of Landon aligned to 2.467%
of Campuses growth and innavation.
5.00% | Plans in place to grow exposure to innovation occupiers at
our Campuses Completed Letlings to innovation tenants 2137% | 31.75%
at Regenti’s Place and Broadgate.
Progressing value 1 Broadgate now fully et (or placed under apiionl 3.33%
accretive development 5 00% following pre-leis to JLL and A&Q. Maintained mamentum
) with Campus developmenis, with $1% of costs on
committed schemes now contracted.
People & Sustainability DE&I strategy approved by CSR Committee; B.4%
reduction in median gender pay gap [to 19.2%} and
8.1% reduction to median ethnicity pay gap (1o 19.2%)
as at 5™ April 2022.
Engagement survey conducted with score of 49%.
7.00% {Qelivered 18 Place Based initiatives in FY22. 5.00%
Net Zero carbon audits comgpleted, and plans incorperated
into the business planning process. EPC modelling acrass
managed assets being completed and aligned with net
zero pathways; embodied carbon 632kgCOz/m? on cffice
development pipetine.
Bhavesh Mistry
Final eul¢sme  Final oulcome
Measure Weighting Quicome % award 1% of maxk  [% cfsalary)
Active Capital Recycling 8.00% | Fitch rating of A affirmed for unsecured credit. 5.33%
Strong engagement with Investors and Analysts across the
year including events at Norton Folgale and Canada Water.
Evolve our offer, driving 12.00% | Strong rent collection tevels achieved with 97% Rent 7.00%
leasing and operaticnal and 98% Service charge collected in FY22
outperfermance Revised business planning process implemented and
embedded over the year.
People & Sustainability 10.00% | DE&I strategy approved by CSR Committee; 8.4%
reduction in median gender pay gap (to 19.2%} and
B.1% reduction (¢ median ethnicity pay gap [ta 19.2%} 21.00% 31.50%
as at 5" April 2022
Engagement survey conducted with score of 69%.
Delivered 18 Place Based initiatives in FY22, B.47%

Net Zero carbon audits completed, and plans incorporated
into the business planning process. EPC modelling across
managed assels being completed and aligned with net
zero pathways: embadied carbon 632kgCQ;/m? on office
development pipeline.

Maintained GRESB 5 star rating.
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The British Land Company PLC 00621920

Fingl wutewmie  Findl oulcome

Total Payoul {% ol max] 1% of sataryi
Simon Carter NA% 136.75%
Bhavesh Mistry 91.00% 136.50%
{pro-rated applies from start date of 19" July 2021") 43.82% 99.74%"

1. Bhavesh Miskry's final banus oulcoma has been pro-rated (o take into accounl his start date of 19 July 2021,

One third of the annual bonus {after tax has been paig) is used to purchase shares which are then held for three years by the
Executive Director.

2021 comparative: |n June 2021, the Committee confirmed that the underperformance of TFR campared to the IPD benchmark was
-310bps in line with the esiimate made for the purposes of the single total figure of remuneration table in the 2021 Annual Report.

Long term incentives (audited)

The informatien in the long term incentives calumn in the single total figure of remuneration table (see page 142) relates to vesting

of awards granted under the following schemes, including, where applicable, dividend equivatent payments on those awards. The below
note outlines forecasts of the 2022 long term incentive outcomes. The actual oulcomes will only beceme available after the publication
of this Repart.

Long Term Incentive Plan

The awards granied to Executive Directors en 23 tuly 2019, and which will vest on 25 July 2022, were subject lo three performance
canditions over the three-vear periad ta 31 March 202}, The lirst condition 140% of the award) measured British Land's Tolal Property
Reiurns [TPR] relative to the funds in the sector weighted MSCI Annual Universe (the Benchmark] previously the IPD UK Annual Properly
Index; the second [20% of the award) measured Total Accounting Return {TAR] relative to a comparator group of British Land and t5
other properky companies; while the third [40% of the award) measured Total Shareholder Return [TSRI. half of which was measured
against the FTSE 100 and the ather haif measured against the comparator group of British Land and 13 other property companies.

The TPR element is expected to lapse, based on Briish Land's adjusted TPR of -1.6% per annum when compared to the Benchmark

of 0.4% per annum. The TAR element is also expected to lapse based on British Land’s TAR of -4.6% per annum compared to 2.2% per
annum far the property company median. The actual vesting of the TPR and TAR elements can only be calculated once results have been
putblished by MSCI and all the companies within the comparator group respectively. The actual percentage vesting will be confirmed by
the Commiltee in due course and details provided in the 2023 Remuneration Report. Korn Ferry has confirmed that the TSR element af
the award will lapse as British Land’s TSR perfarmance over the period was 1.9% compared to a median of 17.9% and 23.4% for the FTSE
100 and Properly companies comparator groups respactively.

Increase in value as a
result of share price

Estimatad value of Estimated divideny  movement between grans

Performance  Number af perlormanes award gn vesling #quivalent and interest and vesting

Executive Gireclor shares or opliens shares awarded £t _E000 £000
Simon Carter Shares 233,383 ni nil nil

2021 comparative: As set out in the 2021 Annual Report, the 2018 LTIP awards lapsed in full on 26 June 2021 as expected.

Share scheme interests awarded during the year (audited)

Long Term Incentive Plan T

The total face value of LTIP awards made to Executive Directors for the year ended 31 March 2022 was equivalent te 250% of basic salary
at grant.

The share price used to determine tha face value of performance shares, and thereby the number of performance shares swarded, i5 the
average aver the three dealing days immediately prior to the day of award. The share price for determining the number of performance
shares awarded Lo Simon Carter was 496.47p and for Bhavesh Mislry, whose award was made aller he joined the Company, was 512.67p.
The performance conditions attached to these awards are set out in the Remuneration Policy approved by shareholders in July 2019 and
summarised below,

Perfermance against the LTIP measures wiktl be assessed over a period of three years. If performance against @ measure is equal to

the index, 20% of the proportion attached to that measure will vest and if performance is below index the proportion attached to that
measure will lapse, 100% of the praportion of each element of award aitached to each measure will vesi if British Land's performance
is at a stretch level, Thase 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. There will be straight-line vesting between index and stretch performance for each measure. Following 3
change in the EPRA definiuon of NAY, TAR 1s now being measured using EPRA Net Tangible Asset Value per share.

The performance measures and weightings af the 2021 grant were the same as applied to the 2019 grant described above.

Performance shares

Percentage vesting on

MNumber of End af achigvermant of minimum

performance Face vatuye performance perfarmance thresheotd

Executree Direclor Grant dale shares granted €000 peried Vesting dale %
Simon Carter 22/06/20) 377,666 1875  31/03/2024  22/06/2024 20%
Bhavesh Mistry 02/08/2021 238.945 1,225 31/03/2024 02/08/2024 20%
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DIRECTORS' REMUNERATION REPORT continved The British Land Company FL 00621520

Bhavesh Mistry Joining Grant

On 19 July 2021, being the date of Bhavesh Mistry's appointment as Chief Financial Qfficer, the Company made the below listed grants of
performance shares Lo replace awards that lapsed at the end af his previous employment in order to jain the Company. The vesting dates
and performance conditions that apply to the grants replicate those that applied to each of the awards that Bhavesh forfeited. Under the
terms of the grant, the net sharebolding following the settlement of tax, nationat insurance and dealing fees must be held for two years
following vesting. Malus and clawback pravisiens apply.

in addition to the awards listed below, the Company made a grant of 43,580 ordinary shares to Bhavesh in order to replace the cash
element of bonus payments that he lost at the end of his previous employment. The shares had a face value of £217.296 representing the
net value of the award following the paymenl of tax and national insurance and must be held for two years. The gross value of the award,
included within the single figure table on page 142 is £409,%18.

The face value of all of the awards was calculated based on a share price of 498 50p, being the MMQ for British Land shares the working

day immediately preceding Bhavesh's start date. Friday, 16 July 2021. o~
Number of -

Aweard performance Face value

no. shares granted EG0D Yesting date Pertermance Condilions
1 60,944 304 09/10/2021 Subject ta remaining in employment at the date of vesting.
2 9.403 47 20/06/2022 Subject to remaining in employment at the dale of vesting.
3 19.612 28 20/06/2022 Subject to remaining in employment at the date of vesting.
4 44,273 221 29/05/2023 Subjecl ta remaining in employmeni at the date of vesling.
5 28,209 141 27/05/2024 Subject to remaining in emgployment at the dale of vesting.
3 9,403 47 26/05/2025 Subject to remaining in employment at the date of vesting.

The perfarmance conditions and perfermance peried that apply to the grant mirror
those made by Tesco plc at the date of the original grani on 14 July 2018 which
replicaied performance conditions and performance periods that applied ta the original
grant made by Whithread plc as disclosed in the Whitbread plc Annual Regorl &
7 6.057 0 28/03/2022 Accounts. The performance period ended on 28 February 2022,
The performance conditions and performance period that apply to the grant mirror
thase made by Tesco plc at the date of the original grant an 20 June 2019, as disclesed
in the Tesco plc Annual Report & Accounts. The performance period ended on
8 124948 £23 20/06/2022 28 February 2022
The perfarmance conditions and performance period that apply to the grant are the
same as thase set by the British Land Remuneration Committee in respect of the Sritish
tand 2020 LTiP Grant as set cut in the 2020 British Land Annual Repart and Accounts
? 121,787 507 03/07/2023 ) and on page 139 of this raport.

in addition i@ the gross value of the award of 43,580 shares referenced above (£409.918). awards 110 6 in the abave table are included
within the single figure table under "other items in the nature of remuneration’ at a face value upon grant of £834,652 Award 7, was
subject to perfoermance conditiens and vested at $4.3% on 28 March 2022, 4,015 shares were subsequently released to Bhavesh, whe
then sold 1,893 shares at a price of 534.85%p to settle tax and national insurance centributions and dealing fees. The gross value of the
proporiion of the award that vested {€21,474) is included within the single figure table under ‘other items in the nature of remuneration’.

Awards 8 and ¢ are subject lo performance conditions. Measurement of the performance conditions for Award 8 will be included within
the Tesco plc 2022 Annual Reperl. The value of the proportion of Award 8 that vests on 20 June 2022, will be reported within the 2023
British Land single figure table. Award 9 is subject te the same perfarmance cenditions as the LTIP awards made to British Land
Executive Directors in 2020. the estimated outcome of which will be reported in the 2023 single figure iable.
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Directors’ shareholdings and share interests (audited)
The 1able below shows the Directors’ sharehaldings, including shares held by cennected persons, as atyear end or, if earlier, the date of
retirernent from the Board.

Although there are no shareholding guidelines for Non-Executive Directors, they are each encouraged Lo hold shares in British Land. The
Company facilitates this by offering Non-Executive Direciors the ability to purchase shares guarterly using their post-lax fees. During the
year ended 31 March 2022, Mark Aedy, Irvinder Goodhew and Tim Score have each received shares in full ar part satisfaciion of their fees.

Quistanding schemg intergsts as at 31 March 2022 Shares heid
Urwested share Unvested share Total shares

plan awards plan awards Yested but subjeclito Tatal of all ahare

[subject 1o |not subject ta unexercised oulstanding plan awards and

performanca performance share plan share plan Asat | Aprii  As at31 March shareholdings as

Director measures| measures] avrards. awards 2021 022 at 31 March 2022
Simon Carter . 883.841 7,299 0 891,160 171,798 227.728 1.118.868
Bhavesh Mistry' 485,680 111,014 0 596,694 0 78,001 674,695
Tim Score (Chairl 80,905 100,526 100,524
Mark Aedy' 0 1.616 3,618
tynn Gladden 18,339 18,337 18,339
Irvinder Goodhew 2593 11,662 11,662
Alastair Hughes ral 7,371 7,371
Nicholas Macpherson 5.600 5,600 5,400
Preben Prebensen 20.000 20,000 20,000
Laura Wade-Gery 9 585 9,585 9,585
Loraine Woodhouse 4,036 8,760 B,760

1. Bhavesh Mistry and Mark Aedy were appointed ta the Baard on 19 July 202) and 1 Septembar 2021 respectively.

In addition, on § April 2022, the follawing Non-Executive Oirectors were allotted shares at a price af 532.54 pence per share in full ar part
salislaction of their fees:

Mon-Executive Diractar Shares allotted
Tim Score 4,694
Irvinder Goodhew 1916
Mark Aedy 1,544

Acquisitions of ardinary shares after the year end
The Exacutive Direclors have purchased or been granted the following fully paid erdinary British Land shares under the terms of the
partnership, malching and dividend elements of the Share Incentive Plan:

Dale of purchase Parlnership
Executive Directar oraward  Purchase price shares Maiching shares  Diwidend shares
Siman Carter 14/04/22 518.37p 29 58 -
16/05/22 505.68p 30 40
Bhavesh Mistry 14/04/22 51837p 29 58 -
16/05/22 505.68p 30 50

Qther than as set out above, there have been no further changes since 31 March 2022.
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Shareholding guidelines

The British Land Company PLC 00621920

The shareholding guidelines las a percentage of salaryl for Executive Directors are 200% for the Chief Financial Otficer and 225%

for the Chief Executive. In addition, Executive Directors are required Lo retain shares equal to the level of this guideline lor if they

have not reached the guidetine, the shares that counl at that time for the two years following their departure. There is no set timescale
for Executive Directors to reach the prescribed guidetine but they are expected 1o retain net shares received on the vesting of long lerm
incentive awards unlil the target is achieved. Shares that count tewards the halding guideline are those which are unfettered and
beneficially owned by the Executive Directors and their connected persons, conditional shares and all vested awards count tewards

the requirement an 3 net of tax basis. Alt other awards that are still the subject of a performance assessment and any share oplions

do not count.

The guideline shareholdings for the year ending 31 March 2022 are shown below based on a VWAP for 31 March 2022 of 533p:

% of Salary Held

Guideline as Holding caunting |Based on
percantage al Guideling toward guidelines at 34 March 2022
Executive Qirector basic salary halding 21 March 2022 Sharehalding]
Simon Carter 225% 316,601 221728 162%
Bhavesh Mistry 200% 183,863 78001 85%
Unvested share awards [subject to perfarmance]
Number Subject to End ol
oulstanding al performance performance .
Executive Déractor Date of grant 31 March 2022 measures period Yasiing date
Siman Carter LTIP performance shares 23/07119 233.383 Yes 31/03/22 23/07/22
-~ . LTIP gerfarmance shares 22/08/20 272.812 Yes  31/03/23  22/08/23
LTIP performance shares - 22/06/21 377.666 Yes 31/03/24 22/08/24
Bhavesh Mistry LTIP performance shares 19/07f21 124 948 Yes 28/02f22 20/06/22
LTIP performance shares 19/07/21 121,787 Yes 31/03/23 03/07/23
LTIP performance shares 02/08/2) 238,945 Yes 31/03/24 02/08/24
Unvested share awards [not subject to performance)
Number Subject to
auistanding a performance
Executive Director Date of grant 31 March 2032 measures Vesling date
Bhavesh Mistry  LTIP performance shares 19/07/21 9.403 No 20/06/22
LTIP perlormance shares 19/07/21 19612 No 20/06/22
LTIP performance shares 19/07/21 44273 No 29/05/23
LTIP performance shares 19/07/21 28,209 Na 27/05/24
LTIP performance shares 19/07/21 9.403 No 26/05/25
Unvested option awards [not available to be exercised] '
Mumber Subject iz End of
autsianding al Option price perlarmance gerformance Date becomes
Executive Birectar . Daieof grani 31 March 2022 pence measures peried exercisable Eaercisable untit
Simon Carter Sharesave oplions 18/06/19 4,137 435 No INJA 01/0%/22 28/02/23

Other disclosures
Service contracts

All Executive Direclors have rolling service contracts with the Company which have notice periods of 12 manths on either side.

Nermal

aotice periad

Dale of service 1o be given by

Director <aniract Campany

Siman Carter

18/11/20 12 months

Bhavesh Mistry

19/067/21 12 months

In accordance with the Code, all continuing Executive and Non-Executive Directars stand for electian or re-election by the Cempany's
sharehelders on an annual basis. The Direclers’ service coniracts are available for inspeclion during normal business hours al the
Company s registered office and at the Annual General Meeting. The Company may terminate an Executive Oirector’s appaintment
with immediate effect without notice or payment in lieu of notice under certain circumstances, prascnbed within the Executive

Director’s service contract.
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Executive Directors’ external appeintments
Executive Directors rmay take up one non-executive directarship at another FTSE company. subject to British Land Bozrd approval.
The Execulive Directors do not currently hold any paid external appointments.

Relative importance of spend on pay

The graph below shows the amount spent on the remuneration for all employees [including Executive Directors| relative tg the amount
spent on distributions to shareholders for the years lo 31 March 2022 and 31 March 2021. Rernuneration of employees increased by 21.5%
relative to the prior year. This is largely attributable to improved company performance resulting in larger bonus payments across the
business. Distribulions 1o shareholders during the year increased by 102% relatve Lo the prior year. This increase represents a full year
of paying dividends as opposed (6 the previous year where the Board took a decision to temporarily suspend dividend payments during
the initial outbreak of the Covid-19 pandemic.

Remuneration of employees Distribution
€7¢m including Directors: ‘to shareholders:
2021/22 )
E157m Wages and salaries PID cash diidends paid

l 0 : ! - Annual Encentives . to shareholders
‘ e a0 o ‘%0 - . PID tax withholding

Seclal security casts

£65m - N Nén-PIf cash dividends paid
2020/21 Pension costs ' to shareholders
£78m Equity-setiled share-based Share buybacks
paymenils

Total shareholder return and Chief Executive's remuneration .
The graph below shows British Land's total shacehalder return for the 10 years from 1 Aprit 2012 to 31 March 2022 against that of the
FTSE Atl-Share Real Estate Investment Trusts [REIT] Total Return Index for the same period. The graph shows how the total return

on a £100 investment in the Company made on 1 April 2012 would have changed over the 10-year period, compared with the total
return on a £100 investment in the FTSE All-Share REIT Total Return Index, This index has been selected as a suitable comparator
because it is the index in which British Land's shares are classified.

The table below sets oul the total remuneration of the Chiel Executive over the same period as the Total Sharehaolder Return graph.

The Annual Incentive awards against maximum opportunity and LTIP vesting percentages represent the year end awards and forecast
vesling outcome for the Chiel Executive. The quantum of Annual Incentive awards granted each year and long term incentive vesting rates
are given as a percentage of the maximum opportunity available.

Chie! Execuiva 0113 W36 01415 201518 20187 201718 2018119 2019720 2020/21'  2021/22
Chief Executive’s single total figure of remuneration [EQCA) 4810 5398, 4551 3,623 1,938 2279 1,653 1534 1444 1,919
Annual Incentive awards against maximum opportunity (%) 75 90 94 67 33 63 36 28 53 LAl
Leng term incentive awards vesling rate against maximum

oppartunity {%) 63 98 93 54 15 16 0 0 0 0

1. Confirmed outcome.
2. Forecast outcome,
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Total shareholder return . .

The graph below shows British Land's total shareholder return for the 10 years te 31 March 2022. which assumes that £100 was invested
on 1 April 2012, The Company chose the FTSE All-Share REIT's sector as an appropriate comparator for this graph because British Land
has been a constituent of that index throughout the penad.

CEO pay ratio . .

The 2021/22 CEC pay ratio, prepared i line with Method A of the reperting regulations. is set out betow, along with historic data. In line
with the methad used 1ast year. this method is considered ta be the most comparable approach to the Single Figure calcutation used for
the CEQ. The pay data is based on employees as at 31 March 2022 and has been analysed on 3 full-time equivalent basis. with pay for
individuals working part-time increased pre-rata to the hours worked. Employees on maternity/paiernily leave have been included in
the analysis.

The table below shows the movement in median ratio since 2019/20. The median ratio has increased in 2021/22 due to the higher bonus
payaout for the CEQ. The median ratio is considered to be consislent with the pay and progression policies within British Land as the
remuneration pelicy for the CEQ is set based an the same principles as the policy for the wider amployee population. As such, salaries
for all employees are set to reflect the scope and responsibilities of their rele and take inte account pay levels in the external market.
The majority of staff are also eligible to receive a bonus, and whilst variable pay represents a larger propartion of the CEQ's package.

in all cases, there is a strong link between payouts and the perfarmance of both the Company and the individual. The Commitiee Chair
has provided an explanation of the relationship between reward and performance on page 127.

The British tand Company PLC 08621920

CEOpayratio . Wierz 2020128 w21/22
Methed C A A
CEO0 single figure (£000} 1.534 1,644 1,919
Upper quartila 14:1 14:1 i7:1
Median 22:1 231 261
Lower guariite 33:4 35:1 38:1

1. The 2020/21 single 1013l figure of remuneration represents a blended amount calculated by reference to the amounts paid to Chris Grigg and Simon Carter for the
respective periods that thay served as Chief Executive during the year.

The salary and total pay for the individuals identified at the Lower quartile, Median and Upper Quartile positions in 2021/22 are set out
over the page. Having reviewed the pay levels of these individuals it 15 fell that these are representative of the strycture and quantum of
pay at these points in the distribution of employees’ pay.
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2021/22 Employes pay Salary Total pay
Upper quartile 84,150 113,761
Median 45,000 74,750
Lower quartile - 38.441 50,813

Directors’ ramuneration compared to remuneration of British Land employees

The table below shows the percentage changes in different elements of the Directors’ remuneration relative to the previcus financial
year and the average percentage changes in those elements of remuneration far employees of the listed parent cempany The British
Land Company PLC. Positive changes in the fees paid to Non-Executive Directors are attributable to fees paid in respect of additional
Commilles or Board responsibilities during the course of the yaar, rather than an increase in the level of fees paid. In addition, from
April to July 2020, Directors waived 20% of their respective fees and salaries in response to the Cowid-19 pandemic which reduces the
full year figure for 2021. The increase in employee salaries was due to inflationary and promational increases during the year. Similarly,
the increase in annual incentive reflacts a higher company multiplier in 2022 compared to 2021 as 2 result of stronger corparate
perfermance agains! the largels. The salary increase for Simon Carter is due te his promotion to CEQ during 2020/21. he did not receive
3 salary increase in 2021/22. Similarly, the increase in annual bonus for Simen Carter is due o the higher apportunity in 2021/22 as a
resutt of being in the CEQ rele for the full year and also due to the higher bonus payout as set out on page 142, The reduction in taxable
benefils will be tzrgely driven by a reduction in the company’s private medical insurance premium.

Bhavesh Mistry, Mark Aedy. Irvinder Goodhew and Laraine Woodhouse are not included in the table below as they were either
appointad during the year under review or the previous year and therefore de not have twa full years worth of fees to compare. They
have not received an increase in salary or fees during the year beyond those attributable to changes in Commitiee responsibilities for
Non-Executive Directors. Bhavesh's pay arrangemenis are unchanged since his appoiniment on 19 July 2021 and are explained fully
onpage 142, -

2022 vs 2021 2021 vs 2020

Base salaryflees Benelits Annual bonus  Base salary/lees Benefits Annuai boaus
Remunerativn plement % thange % change % change % thange % change % change
Simon Carter 35% -2.8% 117% nfa nfa n/a
Tim Score % 0% nfa 20% 0% nfa
Lynn Gladden 7% 100% nla -6% 0% nfa
Alastair Hughes 9% 0% nfa -3% 0% nfa
Nicholas Macpherson 7% 0% nfa -1% 0% nfa
Preben Prebensen 12% 0% n/a 12% 0% n/a
Laura Wade-Gery 13% 0% n/a 0% 0% n/a
Average employees £% -T% 50% 2% 1% nfa

The Committee reviews, 1akes 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 CED pay ratio, ethnicity 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 Commiltea
is satisfied with the current Policy and feels the opportunity and alignment are appropriate at the current time.
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Nan-Executive Directors’ remuneration (audited)
The table below shows the fees paid o our Non-Executive Oirectors lor the years ended 21 March 2021 and 31 March 2020:

Fass' Taxable benefits? Total

022 021 2022 2021 2022 2021
Chairman and Nan-Execuiive Directers ¥ €000 €000 €ogn £ooo £000 [o0o
Tim Score [Chair? 3715 350 [} )] 375 350
Mark Aedy* ) ) 39 - 0 - 39 -
Lynn Gladden 77 72 2 0 79 72
Irvinder Goodhew 75 36 0 0 75 36
Alastair Hughes 9% 88 0 0 94 88
Nicholas Macpherson 72 &7 0 0 72 67
Preben Prebansen 95 85 0 0 95 85
Laura Wade-Gery 97 86 0 Q 97 86
Loraine Woodhouse 92 b 0 ] 92 £

.

2.
4.

3

. Fees include the basic lee of £64,000 paid to each Non-Executive Qirector with exception of the Chair.
. Taxable benelits include the expenses incurrad by Non-Executive Directors, The Company provides the tax gross up on these benefits and the figures shown above

are the grossed up values. There is no variable element Lo the Nen-Executive Oirectors’ fees.

Tim Scare was appainted Chair in July 2019.

Mark Aedy was appointed on 1 September 2021.

All the directors fees for 2021 reflect the impact of havirg waived 20% of their fees tor four months during the year.

Remuneration Cemmittee membership
As at 3t March 2022, and thraughout the year under review, the Caommittee was camprised wholly of independent Non-Executive
Directors, The members of the Committee, together with aitendance at Commitlee meetings, are sel out in Lhe table below:

Date of appointment

Cirecior Position [to the Commiticel Attendance
Laura Wade-Gery Chair . 13 May 2015 133
Lynn Gladden Member 20 March 2015 6/6
Irvinder Gopdhew Member 17 November 2021 2f2
Preben Prebensen Member 1 Septembper 2017 &6

During the year ended 31 Mareh 2022, Committee meetings were also part attended by Tim Score [Chairman), Simon Carter [Chief
Executive Officer]. Bhavesh Mistry ([Chief Financiat Officer}, Brona McKeown [General Counsel and Company Secrelary), Kelly Barry
[Reward Director] and Gavin Bergin [Head of Secretariat] ather than for any item relaling lo their own remuneratian, A representalive
from Korn Ferry also routinely attends Commitiee meelings.
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The Commiliee Chair holds regular meetings with the Chairman, Chief Executive and BR Director to discuss all aspects of remuneration
within British Land. She also meets the Committee’s independent remuneration advisers, Korn Fervy, prior to each substantive meeting
to discuss malters of governance, Remuneration Policy and any concerns they may have,

How the Committee discharged its responsibilities during the year

The Committee’s role and responsibilities have remained unchanged during the year [having been amended in March 2019 toincorporate
changes to the Codel ang are set out in full in its terms of reference which can be tound on the Company’s website

britishland com/commiltees. The Committee’s key areas of responsibility are:

- the developmenl cf the 2022 Direciors’ Remuneration Policy lo be presented for shareholder approval at the 2022 AGM, including
policy design, stakeholder engagement and consultatien with major shareholders;

- in developing the performance conditions relating to the Company’s 2030 Sustainability Strategy within the proposed 2022 Directors’
Remuneration Pelicy, the Committee received in-depth technical briefings from subject matter experts from the business:

- reviewing the Remuneration Policy and strategy for members of the Executive Committee and other members of executive
management, whilst having regard to pay and employment conditions acrass the Group:

- dejermining the tolal individual remuneration package of each Executive Director, Executive Commiltee member ané other members
of management;

- monitoring performance against conditions attached lo all annual and lang term incentive awards to Executive Direclors, Executive
Committee and other members of management and approving the vesting and payment outcames af these arrangements; and

- selecling, appointing and setting the terms of reference of any independent remuneration consultants.

In addition to the Committee’s key areas of responsibilily, during the year ended 31 March 2022, the Commiitee alse considered the
following matters. :

.-~ ~reviewing and recomimending-to-the Board the Rernuneration Report to be presented for shareholder approval; Ce—

- remuneration of the Executive Directors and members of the Executive Commiitee including achievernent of corporate and individual
performance: and pay and Annuzl Incentive awards below Board-level;

- the extent to which perfermance measures have been met and, where appropriate, appraving the vesting of Annual lncentive ang
long term incentive awards; oL

- granting discrelionary share awards; reviewing and selting performance measures lor Annual Incentive awards and
Long Term incentives;

- reviewing the Commiuee’s terms of reference;

- feedback from the HR Directar and Remuneration Consuttants following consultation with a worklorce panel set up to discuss
Executive remuneration;

- the Commitiee was made aware of the results of engagement surveys and any general themes that are impacting employees.
All-emplaoyee communications were sent from Executive Committee members, including the CEO, relating to wider
Company remuneration;

- considering gender and ethaicity pay gap reporting requirements; ang

- receiving updates and training an corporate governance and remuneration matters from the independent remuneration consultant.

The Commitiee’s terms of relerence have been reviewed by the Committee during the year and changes were made to define
responsibilities between the CSR Committee and the Remuneration Comrittee and provide for one joint meeling per year as appropriate.

Remuneration consultants

Korn Ferry was appoinled as independent remuneratian adviser by the Commitiee on 21 March 2017 following a competitive tender
process. Korn Ferry is a member of the Remuneration Consultants Group and adheres to that group's Code of Canduct. The Commitlee
assesses the advice given by its advisers to satisfy itself that it is objective and independent. The advisers have private discussions with
the Committee Chair at least ance a year in accordance with the Code of Conduct. Fees, which are charged an a time and materials basis,
were £146.480 [excluding VAT). Korn Ferry also provided general remuneration advice to the Company during the year.

Voting at the Annual General Meeting
The table below shows the voling outcomes of the resolutions put ta shareholders regarding the Directors’ Remuneralion Report 2t the
AGM in July 2021 and Remuneration Pelicy at the ABM in July 2019,

Resolutian Voles for % for Voles against % against  Tntal vates cast Voles withheld
Directors” Rermnuneration Report [2021) 612,435,184 98.61 8,657,032 1.3%  421.092.21% 1,307,558
Direciors’ Remuneration Policy (2019 599,935,009 9830 12,073,234 1,70 712,008,245 840,435

This Remuneration Report was approved by the Board on 17 May 2022.

j»

Laura Wade-Gery
Chair of the Remuneration Cammitiee
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Directors’ Report and additional disclosures

The Directoers present their Report on the affairs of the Group, together with the audited financial statements and the report of the auditer
for the year ended 31 March 2022. The Direclers’ Report alse encompasses the entirety of aur Corporate Governance Report from pages
99-157 and Other Information seclion from pages 239-248 for he purpose of section 463 of the Companies Act 2004 [the "Act]. The
Birectors’ Report and Strategic Report together constitute the Management Report for the year ended 31 March 2022 for the purpose

of Oisclosure and Transparency Rule 4.1.8R. Infarmation that is relevant to this Report, and which is incorporated by reference and
including information required in accerdance with the Act and or Listing Rule 9.8.4R, can be located in the following seclions:

Infprmgation Section in Annual Repont Fage
Future developments of the business of the Company Strategic Report 1810 27
Risk faclors and principal risks Strategic Report 84 to 96
Financial instruments - risk management objectives and policies Stratagic Report 81to B3
Dividends Strategic Report 79
Sustainability governance Strategic Report 49 to 50
Greenhouse gas emissions, epergy cansumption and efficiency Strategic Report 58 to 59
Viability and geing concern statements Strategic Report 97
Governance arrangements Governance 104 to 109
Employment policies and employee involvement Strategic Report 35t0 37
Capitalised interest Financial Statemenls 182 to 187
Additional unaudited financial infarmation Other Information unaudited 239 to 244

Annual General Meeting (AGM)
The 2022 AGM will be held at 9:30am on
12 July 2022 a1 100 Liverpool Street,
EC2M ZRH.

A separate circular, comprising a letter
from the Chairman of the Board, Notice
of Meeting and explanatory notes on the
resotutions being proposed, has been
circutated te sharehelders and is available
on our website britishland.com/agm.

Articles of Association

Thne Company’s Articles of Assaciation
|Articles] may only be amended by

special resolution at a general meeting

of shareholders. Subject to applicable law
and the Company’s Articles, the Directors
may exercise all powers of the Company.

The Articles are available en the Company's
website britishland.com/governance.

Board of Directors

The names and biographical details of

the Directors and detaits of the Board
Committees of which they are members
are set aut on pages 101-103 and
incorporated into this Report by reference.
Changes to the Directors during the year
and up to the date of this Repart are sé1
ouk on page 116. The Company's current
Articles require any new Direclor to stand
tar election at the next AGM fatlowing their
appointrment. However, in accordance with
the Code and the Coampany's current
praciice, all cantinuing Directors offer

themselves for elaction or re-election,
as required, at the AGM.

Deiails of the Directors’ interests in the
shares of the Company and any awards
granted tc the Executive Direciors under
any of the Company's all-employee or
executive share schemes are given in
the Directors’ Remuneration Report

on page 147. The service agreements of
the Executive Directors and the {etters of
appointment of the Non-Exacutive Diractors
are alsa summarised in the Directors’
Remuneration Repart and are available
for inspaction at the Company’s
registered office.

The appointment and replacement of
Directors is governed by the Company’s
Articles, the Code, the Companies Act 2006
and any related legislation. The Board may
appoint any person to be a Director so lang
as the telal number of Directors does not
exceed the imit prescribed in the Articles
The Articles provide that the Company may
by ordinary resolution at a general meeting
appoint any person L act as a Direcior,
provided that natice is given of the
resolution identifying the progosed person
by name and that the Company receives
written confrrmalticn of that person’s
willingness to act as Director if he or she
has not been recommended by the Board.
The Articles 3lse empower the Board

to appoint as a Director any person who

is willing to act as such. The maximurmn
possible number of Directors under the
Articles is 20. In addition to any power
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of remaval conferred by the Companies Act
2006, the Articles provide that the Company
may by ordinary resolution land without the
need lor any special notice) remove any
Directer lrom office. The Articles also set
out the circumstances in which a person
shall cease lo be a Director.

The Articies require that at each annuat
general meeting each personwho is a
Director on 2 specific date selecled by

the Board shall retire from office. The date
selected shatl be not more than 14 gays
pelore, and no later than, the date of the
notice of annuat general meeting. A Director
who retiras at an annual general meeting
shall be eligible for reappoiniment by the
shareholders.

Directors' interests in contracts
and conflicts of interest

Na contract existed during the year in
relation 1o the Campany’s business in which
any Director was materially interested

The Company's procedures far managing
canflicts of interest by the Direclors are
set out on page 106, Provisions are also
contained in the Company’s Arlicles which
allow the Directors to authorise potential
canilicts of interest,

Directors’ liability insurance
and indemnity

The Company maintains appropriate
Directors” and Officers’ liability insurance




cover in respect of any potenlizt legal action
brought against its Directors,

The Company has alse :ndemnified each
Director to the extent permitted by law
against any liability incurred in relation to
acts or omissions arising in the ordinary
course of their duties. The indernnity
arrangements for all directors of the
Company are qualifying indemnity
provisions under the Act and were in
force throughout the year and are in
force at the date of the Repart.

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 Articies. There
are no restriclions on vating rights or the
transfer of shares exceplin relation to

Real Estale Investment Trust restrictions.
The Direclors were granted authority at the
2021 AGM to allot relevant securities up to
a nominal amount of E77,227,088 as well as
an additional authority to alloi shares to the
same value on a rights issue. This auihority
will apply until the conclusion of the

2022 AGM or the close of business on

30 September 2022, whichever is the
sooner. At this year's AGM, sharehalders
will be asked to renew the authority to

allot relevant securities.

The Oirectors were granted authority at the
2021 AGM ta allot shares in the Company
and Lo grant rights io subscribe for, or
convert any security inte, shares in the
Company up lo a maximurm aggregate
nominal amount of £11,584,063, as

well as an additional autherity to allot
shares up lo the same amount on a rights
issue anly. This autherity will apply until the
conclusion of the 2022 AGM._ At the 2022
AGM, shareholders will be asked lo

renew the allotment authority.

At the 2021 AGM a special resalution was
also passed to permit the Directors te allot
shares for cash on a non-pre-emptive basis
both in cannection with a rights issue or
similar pre-emplive tssue and, otherwise
than in connection with any such issue,

up to 3 maximum nominal amount of
£11,584 063. A further special resotution
was passed Lo permit the Directors to

allot shares for cash on a non-pre-emptive
basis up ta the same amount for use only in
conneciion with an acquisition or a specified
capital investment. Al this year's AGM,
shareholders will be asked to renew

such powers.

The Company continued to hold 11,266,245
ordinary shares in treasury during the
whole of the year ended 31 March 2022
and to the date of this Report.

Further details relating to share capilal,
including movements during the year,
are set outin Note 20 to the financial
statements on pages 213-215.

Rights under an employee

share scheme

Employee Benefit Trusts {EBTs) operate
in cannection with some of the Company's
employee share plans. The trustees of the
EBTs may exercise all rights attached to the
Company’s ordinary shares in accordance
with their fiduciary duties other than as
specifically restricted in the documents
which govern the relevant employee
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
Cormpany on shares which i nolds in trust.

Substantial interests
All nanfications made to British Land under
the Disclosure and Transparency Rules

The British Land Company PLC 00621920

{DTR 5} are published on 2 Regulalory
Information Service and made available
on the Investors section of our website.

As at 31 March 2022, the Company had
been notified of the interests noted at the
botiamn of this page in its ordinary shares

in accordance with DTR 5. The information
provided is correct at the date of notification.

Change of control

The Group's unsecured borrowing
arrangements include prowvisions that may
enable each of the lenders or bondholders
to request repayment or have a put at par
within a certain peried following 5 change
of control of the Company. In the case of the
Sterling band this arises if the change of
control alse results in 3 rating downgrade
to below investment grade.

There are no agreements between the
Company and its Executive Directers or
employees providing for compensation for
loss of office or employment that eccurs
specifically because of a takeaver, merger
or amalgamation with the exception cf
provisians in the Company’s share plans
which could result in options and awards
vesting er becarming exercisable on a
change of control. All appointment letters
for Non-Executive Directors will, as they
are renewed, contain a provision that allows
payrment of their notice period in certain
limited circumstances, such as corporate
transactions, where the Company has
terminated their appaintment

with immediate elfect.

Interasis in Percentage haiding

oreinary shares disclosed %

BlackRock, Inc. 97.499.024 10.5

- Brookfield Asset Management Inc. 55,038,184 5.94
Norges Bank 74,998,3%4 8.09
APG Asse! Managemeni N.V. 48.072,042 5.19
Invesco Lid. 45,871,686 4.95

Since the year end, and up to 17 May 2022, the Company had been notified of the followng
interests in its ordinary shares in accordance with DTR 5. The information provided is

correct at the date of notification:

fnterests in Percentage halding

ordinary shares disclased %

BlackRock, Inc. 100,400,771 10.8

Brookfigld Asset Management, Inc. 29.409.577 3.17
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Payments policy

We recognise the impartance of good
supplier relationships to the overall success
of pur business. We manage dealings with
supptiers in a lair, consistent and transpareat
manner. For rmore information please visit
the Suppliers section of our website at
britishland.com/suppliers.

Events after the balance
sheet date

Details of subsequent events, if any. can be
found in Note 26 on page Z18.

Political donations and
expenditure
The Company did not make any political

donations ar incur any expenditure during
the year 12021; nill.

Inclusive culture

-British- Land-employees are eommitied—
to promoting an inclusive, positive and
coliaborative culture. In 2021 we launched
our Diversity, Equality and Inclusion
Strategy to set out our commitments

and goals to make British Land the most
inClusive organisatien il can be. We treat
everyone equally irrespective of age, sex,
sexual orientation, race, colour, natignality,
ethntc origin, religion, religious or other
philesophical belief, disability, gender
identity, gender reassignment, marital

or civil partner stalus, or pregnancy

or maternity. As stated in our Equal
Opportunities Palicy, British Land treats
‘all colleagues and job applicants with
equality. We do not discriminate against
job applicants, employees, workers or
contracters hacause of any protected
characteristic. This applies to all
oppertunilies provided by the Campany
including, but not limited to, job
applications, recruiiment and interviews,
training and development, role enrichment,
conditions of work, salary and perfarmance
review . Tha Campany ensures that our
policies are accessible to all employees,
making reasonable adjustment

when reguired.
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Through its policies and more specifically
the Equal Opporitunities, Disability and
Workptace Adjustment and Recruitment
policies, the Company ensures that entry
into, and progression within, the Company
is based solely on persunal ability and
caompetence Lo meet sai job criteria. Should
an employee, worker or contraclor became
disabled in the course of their employment/
engagement, the Company aims to ensure
that reasonable steps are taken to
accommodate their disability by making
reasonable adjustments to their existing
employmeanl/engagement.

Community investment
Our financial community investment during

the year totalled £1,813,909 [2021: €1,475,171].

Of this, £1.4m came from the Community
Investment Fund which is managed by the
Community lnvestment Committee and
averseen by the CSR Commitiee.

The Company also supporis employee
fundraising and payrell giving which are
included in the jigures above. For the year
ended 31 March 2022 this cavered:

~  50% uplift of British Land staff payroll
giving contributions (capped at £5,000
per person and £50,000 per annum far
the whale organisation); and

~ A stalf matched funding pledge,
matching money raised for community
erganisalions by British Land staff up
o £300 per person per year.

QOur community investment 1s guided by cur
Local Charter, working with local partners
to make a lasting pasitive difference:

- connecting with local communities

- supperiing educationat initiatives for
local peaple

- supgorbing tocal training and jobs

- supporting local busingsses

- contributing to local people’s
wellbeing and enjoyment
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Through our community investment and
Local Charter activily, we connect with
communities where we operate, make
positive local contributions, help people
fulfil their poteatizl, help businesses grow,
and promote wellbeing and enjoyment.
This 2l supports our slrategy to creale
Places People Prefer.

Auditor and disclosure
of information

‘Each of the Directors at the date of approval
of this Report confirms that:

" sofar as the Director is aware, there is

no relevant audit informaticn that has
not been brought ko the attention of
the auditor

- the Director has taken all sieps that
hefshe should have 1aken to make
himself/herself 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 office and, on the recommendation of the
Audit Commiitee, a resotution to reappoint
PwC as the Company's auditor will be
proposed at the 2022 AGM.

The Directors’ Report was approved by the
Board on 17 May 2022 and signed on its
kehalf by:

rong MK

Brona McKeown
General Counsel and Company Secrelary

The British Land Company PLC
Company number: 621920



Directors’ Responsibilities
Statement

The Drrectors” Responsibilities Statement
below has been prepared in connection with
the Annual Report and financial statements
for the year ended 31 March 2022, Certain
parts of the Annual Report and financial
statements have not been included in this
announcement as set aut in Nete 1 to

the financiat infarmation.

The Directars are responsible for
preparing the Annual Report and the
financiai statements in accordance
with applicable law and regulation.

Company law requires the directors

to prepare financial statements for

each financial year. Under that law the
directors have prepared the group financial
statements in accordance with UK-adopted
international accounting standards and

the company financial statements in
accordance with United Kingdom Generally
Accepted Accounting Practice [United
Kingdom Accounting Standards, comprising
FRS 101 "Reduced Disclosure Framewark™,
and applicable law).

Under company law, Directors must not
appraove the financial statements unless
they are satistied that thay 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 peried.

In preparing the financial statements,

the directors are required to:

- select suitable accouniing policies and
then apply them consistently;

- state whether applicable UK-adopted
internationzl acceunting standards have
been followed for the group financial
statements and Uniled Kingdom
Accounting Standards. comprising FRS
101 have been followed for the company
financial statements, subject to any
materiat departures disclosed and
explained in the financial statements;

- make judgements and acceunting
estimates that are reasonable and
prudent; and

- prepare the financial statements on
the going concern basis unlessit is
inappropriate to presume that the Group
and Company witl continue in business.

The Directors are responsible for
salfeguarding the assets of the Group and
Companry and hence for taking reasonable
steps for the prevention and detection of
fraud and other irregularities.

The Direclors are also responsible for
keeping adequale accounting records

that are sufficient to show and explain the
Group's and Company's transactions and
disclose with reasanable accuracy at any
time the financial position of the Group and
Company and enable them to ensure that
the finzncial statemenis and the Directars’
Remuneration Report compty with the
Companies Act 2006.

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 statements may differ from
legislation in other jurisdictions.

Directors’ confirmations

The Directors consider that the Annual
Report and Accounls, taken as a whole,
is fair, balanced and understandable and
previdas the infarmation necessary for
shareholders to assess the Group's and
Company’s position and perfermance,
business model and strategy.

Each of the Directors, whose names

and functions are listed in Corporate
Governance report on pages 101-103,
canfirms that, to the best of thair knowledge:

- the Group financial statements, which
have been prepared in accordance with
UK-adopted international accounting
standards and IFRSs issued by |1ASB,
give a true and fair view of the assets,
liabilities, financial position and prefit
of the Group:

- the Company financial statements, which
have been prepared in accordance with
United Kingdom Accounting Standards,
comprising FRS 101, give a true and fair
view of the assets, liabilities and financial
position of the company and prefit of the
Company; and

- the Annual Report and Accounts includes
a fair review of the develepment and
performance of the business and the
position of the Group and Cempany,
together with a description of the
principal risks and uncertainties
that it faces.
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In the ¢ase of each directer in office at the
date the Direclors’ report is approved:

- sofarasthe Director is aware, there is
no relevant audit information of which
the Group's and Company's auditors
are unaware; and

- they have taken all the steps that they
ought to have taken as a Director in
order to make themselves aware of
any relevant audi{ information and
to establish that the Group’s and
Company's auditors are awarce
of that information.

By order of the Board.

-

Bhavesh Mistry
Chief Financiat Cfficer

17 May 2022
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INGEPENDENT AUDITORS’ REPORT The British Land Company PLC 00621920

Independent auditors’ report to the members of
The British Land Company PLC

Report on the audit of the financial statements

Opinion

ln our opinion:

- The British Land Company PLC's Group financial staternents 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 2022 and of the Group's prelit and the
Group's cash flows for the year then ended;

- the Group financial statements have been properly prepared in accordance with UK-adopted international accounting standards;

- the Company financial statements have been properly prepared in accordance with United Kingdom Generally Accepted Accaunting
Practice {United Kingdom Accounting Standards, comprising FRS 101 "Reduced Disclosure Framework™, and applicable law); and

- the Slnanc:al slatements have been prepared in accordance with the requirements cf the Companles Act 2006,

We have audited the fmanctal statements, included within ihe Annual Report and Accounts 2022 [the "Annual Report”), which comprise:

the Consolidated and Company Balance Sheets as at 31 March 2022; the Consotidated Inceme Statement and the Consolidated
Staternent of Comprehensive Income, the Consolidated Statement of Cash Flows, and the Ceonsolidated and Company Statements
of Changes in Equity for the year then ended; and the nates to the financial statements, which include a description of the significant
accounting policies. .

Qur gpinion is consistant with our reperiing to the Audit Committee.

Basis for opinien

We conducted our audil in accordance with International Standards on Auditing (UK ["1SAs (UK)"] and applicable law. Qur responsibilities
under ISAs [UK] are further described in the Auditers’ responsibilines for ihe audit of the financial statements section of cur report.

We believe that the audit evidence we have cbtained is sufficient and appropriate to provide a basis for our apinion.

Independence

We remained independent of the Group in accordance with the ethical requirements that are relevant o our audit of the financial
statements in the UK, which includes the FRC's Ethical Standard, as applicable to listed public interest entities, and we have fulfilled
our other ethical respensibilities in accordance with thesa requirements.

To the best of our knowledge and belief, we declare that non-audit services prohibited by the FRC's Ethicat Standard were nol provided.

Other than those disclosed in Nota 5, we have provided no non-audit services to the Company or its controlled undertakings in the periad
under audit.
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Qur audit appraach
Overview

Audit scope - We tailored the scope of our audit to ensure that we performad enough woark to be able to give an
opinion on the financial statements as a whole. The Group financial slatements are prepared on a
consolidated basis. and the audit team carries out an audit aver the conselidated Group balances in
support of the Group audil opinion.

- In planning our audit, we made enquiries with management to understand the extent of the potential
impact of climate change risk on the financial statements. Management concluded that there was na
material impact on the financial statements. Our evaluation of this conclusion included challenging
key judgemenis and estimates in areas where we considered that there was greatest potential for
climate change impact. We particularly considered how climate ¢change risks would impack the
assumptions made in the valuation of investment properties as explained in our key audit matier
below. We also considered the consistency of the disclosures in relation to climate change made
within the Annual Report, the financial statements and the knowtedge obtained from our audit. We
assessed the consideration of the cost of delivering the Group's climate change and sustainability
strategy within the going cancern and viatility forecasts.

[{Group).
- Recoverability of tenant debters and incentives [Groupl.
- Accounting for Canada Water partial disposal and joint venture arrangement (Graupl.
- Taxation [Graup).
- Valuation of invesiments and ioans Lo subsidiaries and joint ventures [Companyl.
Materiality - Qverall Group materiatity: £98.4 million [2021: €88.8 million] based on 1% of total assets
- Specific Group materiality: £12.6 million [2021: £14.1 millian], based on 5% of the Group’s underlying
profit before tax
- Overall Company materiality: £88.5 million £2021: £79.9 million} based on 1% of total assets.
- Performance materiality: £73.8 million (2021: £66.4 million] [Groupl and £66.4 million
12021: £59.9 million} {Companyl.

The scope of our audit .
As part of designing aur audit, we determined materialily and assessed the risks of material misstatement in the financial statements,

Key audit matters

Key audit matlers are these matters thal, in the auditors’ professional judgement, were of most significance in the audit of the financial
 statements of the current periad and include the most significant assessed risks of material misstatement fwhether or not due to fraug]
identified by the audilors, including those which had the greatest effect on: the overall audit strategy; the allocation of rescurces in the
audit; and directing the efforts of the engagement team. These matlers, and any commenis we make on the resulls of our procedures
thereon, were addressed in the context of eur audit of the financial statements as a whole, and in forming our apirion thereon, and we
do noi provide a separate opinion on these matters.

This is not a complete list of all risks identified by our audit,

Accounting for Canada Water partial dispasal and joint venture arrangement 1s a new key audit matter this year, Covid-19, which was a
key audit matter last year, is no longer included because we have assessed the impact of the pandemic on key judgements or estimates
within the Group and Company linancial staternents through other key audit matters included within this raport. Otherwise, the key audit
matiers below are consistent with last year.
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How our audil addressed the key audil matter

Yaluation of investment and development properties,
either held directly or through joint ventures [Group)
Refer te the Repart of the Audit Committee, Notes to

the financial statements - Note 1 [Basis of preparation,
significant accounting policies and accounting judgernents),
Mote 10 {Prapedty) and Note 11 Dot ventu es).

The Group owns either dicectly or through jeint venlures

a porifotio of property consisting of Campuses, Reiail &
Fulfitment and Oevelopmenis. The total praperty portfolio
valuation for the Group was £6.94¢ million (2021: £6,247 million)
and for the Group's share of joint ventures and funds was
£3.545 million {2021: £3,047 million] as a1 31 March 2022.
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 Directors

_ and performed their work in accordance with the Royal

Institute of Chartered Surveyors ["RICS™] Valuation -
Professional Standards and the requirements of $nternational
Accounting Standard 40 Investment Property’.

{n determining the valuation of a property, the Valuers

take into account property-specific information such as the
current tenancy agreements and rental income. They apply
assumptions for yields and estimated market rent, which
are influenced by prevailing market yields and comparabte
market transactions, to arrive at the linal valuation. For
developrents, the residual appraisat method is used, by
estimating the fair value of the compteted project using a
capitalisation method tess estimated costs to completion
and a risk premium.

The valuation of the Greup's property gortfolio was identified
as a key audit matier given the valuation is inberensty
subjective due to, amang other factors, the individual mature
of each praperty, its locatien and the expected future rental
streams for that particular property. The significance of the
estimates and judgements involved, coupled with the fact
that only a small percentage difference in individual property
valuatiens, when aggregated. could result in a material
misstatemnant, warranted specific audit facus in this area.

Given the inherent subjectivity involved in the valuation of the property
portfalio, and therefore the need for deep market knowledge when
determining the most appropriate assumptions and the technicalities
of valuation methodology, we engaged ourinternal valuation experts
[qualified chartered surveyors| 1o assist us in our audit of this area.

Assessing the Valuers’ expertise and objectivity

We assessed the Valuers' qualitications and expertise and read their
terms of engagement with the Group to determine whether there were
any matters that might have affected their ebjectivity or ray have
imposed scope limitations upen their work. We alse considered fees
and other contractual arrangements that might exist between the
Group and the Valvers. We found no evidence to suggest that the
objectivity of the Valuers was compromised.

Assumplions and estimates used by the Valuers

We read the valuation reports for the properties and confirmed that the
valuation approach for each was in accordance with RICS standards.
We obtained details of each property held by the Group and set an
expected range for yield and capital value movement, determined by
reference to published benchmarks and using our experience and
knawledge of the market. We compared the invesiment yields used

by the Valuers with the range of expected yields and the year on year
capital maverment ta our expected range. We also considered the
reasonableness of other assumptions that were not 5o readily
comparable with published benchmarks, such as estmated

rental value. For developments valued using the residual valuation
maethad, we ohiained the development appraisat and assessed the
reasonableness of the Valuers' key assumptions. This inctuded
comparing the yield 1o comparable market benchmarks, comparing
the cosls to compleie estimates to development plans and contracts,
and cansidering the reasonableness of other assumptions that are not
so readily comparable with published benchmarks, such as estimated
rental value and developers’ profit. We hetd discussicns with each of
the Valuers and challenged their approach to the valuations, the key
assumptians and their rationale behund the more significant valuation
movemnents during the year. Where assumgptions were outside the
expected range or shewed unexpected movements based on our
knowledge, we undericok further investigations, hetd further
dis¢cussions with the Valuers and obtained evidence io support
explanations received. We also challenged the Valuers as to the exlent
ta which recent market transactions and expected rental values which
they mads use of in deriving their valuations took into account the
impact of climate change. The valvatien commentaries provided by the
Valuers and supporting evidence, enabled us to consider the property
specific factors that may have had animpact on value, including recent
comparable transactions where appropriate. We concluded that the
assumptiens used in the valuations were supportable in light of
available and comparable markei evidenge.
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Haw our audil addressed the key audit mater

Valuation of investment and development properties,
either held directly or through joint ventures (Group)
{continued]

lnlormatian and sisnding date

We performed testing on the standing data in the Group's infermation
systerns concerning the valuation process. We carried out procedures,
on a sample basis, to satisty ourselves of the accuracy of the property
information supplied te the Valuers by manzgement. For operating
properties, we agreed tenancy information to supporting evidence on

a sample basis. For developments, we confirmed that the supparting
information for canstruction contracts and budgets, which was supplied
to the Valuers, was also consistent with the Graup’s records for example
by inspecting original construction contracis. For developments,
capitalised expendrure was tested on a sample basis to invoices,

and budgeted costs to complete compared with supporling evidence.
We agreed the amaunts per the valuation reports o the accounting
records and the financial statements.

We have no issues to report in respect of this work.

Recaverabitity of tenant debtors and incentives (Group)
Refer to the Report of the Audit Committee, Notes la

the financial statements - Note 1 [Basis of preparation,
significant accounting policies and accounting judgemenis),
Note 10 (Property) and Note 13 (Debiors). The total valua of
trade debtors recognised within the Group ig £53 million
{2021: £82 million] and within joint ventures is £17 million
[2021: £27 million] 2t 31 March 2022, against which an
Expected Credit Loss [ ECL’) provision of E47 million

[2021: €57 million) and £13 miltion [2021: €15 million)
respectively has been recognised.

Total tenant incentives across the Group is £149 mitlion
12021: £149 millionl and across joint ventures was

£100 million 3t 31 March 2022 (2021: £79 million), against
which an ECL provision of £23 million (2021: £23 million)
and £9 million (2021: £6 milion) has been recognised,

Covid-19 and the resulting economic and social disruption
brought unforeseen challenges to Londen and the wider
global economy: impacting the Graup and in general the
overall risk prolile. Whilst conditions improved in 2021/2022
as a resull of the vaccine programme, there remains a risk
of tenants defaulting or tenant failure. particularty in respact
Lo the leisure, retail and hospitality sectors. The level of
arrears is higher than pre the pandemic and, although lower
than the priar year, a significant proportion of the arrears
relates to dehtors that are greater than six months old.

The effecis of the pandemic are likely to continue to be
experienced for some time, and therefore the estimation

of the ECL pravision against tenant debtors and incentives
remains highly subjective and contains significant
estimanon unceriainty.

The Directors have applied the ECL model under IFRG 9
Financial Instruments and uttlised a matrix methodology
to determine the prowision. The key assumpiions have been
the tenants’ risk rating and the related expected loss rate
for each risk rating and ageing combination, Tenant risk
ratings have been determined by the Direclors, taking into
consideration information available surrounding a tenant’s
credit rating. financial position and historical default rates.
Consideration has also been given ta the current impact of
Cowid-1% and its potential future iImpact on the tepant’'s
business along with industry trends.

We have evaluated the methodolaqgy utilised hy the Directors in
getermining the ECL provisions as at 31 March 2022. We are satisfied
the 2pproach is campliant with the requirements of IFRS 9 ‘Financial
Instruments’ We obtained and checked the mathematical accuracy,
and completeness, of the data used to calculate the provision balances,

Given the complexity and the manuat nature of the ECL model,
we used an independent application to check the integrity of the
spreadsieet used to calcutate the provision.

On a sample basis, we performed delailed testing over the underlying
data and information used in the ECL analysis including but not limited
to verifying: the tenant's year end outstanding debtor balance: the
tenant’s year end unamortised lease incentive balance; the tenant’s
credit histories and current trading performance; tha ageing of the
balances: the level of cash collections during the year; and the
torward looking macroeconomic environment amongst other factors.

We assessed the sigmficant assumations adopted by management

in the provision for ECL on tenant debtors and incentives against
supperting evidence. Far a sample we assessed the appropriateness of
the most significant assumptions being: the categarisation of tenants
into gifferent risk ratings and the provisioning percentages applied to
each of these risk categeries by agreeing Lo supporting decuments.

We reviewed the disclosures made in refalion to the ECL provision
and the sensitivity of the grovision to the undertying probabitity of
default applied.

We have no matiers to report in respect of this work.
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How sur audil addressed the key audit matler

Recoveratility of tenant debtars and incentives (Group)
[continued)

The expected loss rate has also taken into consideration the
ageing profile of the debtors and the histerical cash collected
over the pandemic periad.

The same key assumplions are applied in the ECL modal

iar tenant incentives, without the consideration of the ageing
profile and historical cash cellections which are not relevant
for tepant incentive balances. Cn the basis that the
estimation of an ECL provision against the tenant debtors
and incentives balances has been highty subjective and
contains significant estimation uncertainty, we have
identified this as a key audit matter.

Accounting for Canada Water partial disposal and joint
venture arrangement (Group}

Refer to the Report of the Audit Committee and Note 1
|Basis of preparation, significant accounting policies and
accounting judgementsl, Note 10 [Propertyl and Note 11
[Joint ventures).

During the reporting period, the Group disposed of 50% of
its share in the Canada Water Masterplan (the ‘Masterplan’)
to AustralianSuper far £580m. The carrying value of BL's
share prior to the transaction was £474m and the disposal
resulted in a gain of E106m. IAS 28 requires the Group to
only recognise the proportion of the gain from unrelated
investors interests. and therefore a gain on disposal of
E&tm [after £8 million of transaction cests) has been
recognised al the Group {evel.

The Group formed a joint venture arrangement

with AustralianSuper. Management has classified the
arrangement as a joint venture that is equity accounted on
the basis thal both parties have joint control of the entity. The
Group has recegnised the investment in jeint venture initially
at 50% of the carrying value al the dale of the transaction
[£238m!} and then recognised a £46m valuation gain through
picking up a 50% share of total comprehensive income of
the joint venture representing the valuation mevement to

31 March 2022). Therefore the tatal gain going through the
Incorne Statement is E£90m of which £44m is classified in

the profit on disposal of investment properties line item

and ££6m is classified in the jeint ventures tine item.

This warranted additicnal audit focus due te the size

and nature of the iransaction.

We understood the nature of the transaction and assessed the

proposed accounting treatment in relation to the Group’s accounting

policies and relevant IFRSs. For the disposal, we obtained and
reviewed the key supporling documeniation such as Sale and

Purchase Agreement and completion statements. Consideration

received or paid was agread to bank statements. For the joint veniure

arrangement, we read the underiying contracts and agreed the

accounting treatment of the joint venture arrangement wasin =~
accordance with IFRS 10 'Consolidaled financial siatemenis’, IFRS 11
“Joint arrangements’, and IFRS 12 'Disclosures of interests in other
entities and checked that the degree of control or influence held by
the Group is appropriate to recognise a joint venture arrangement.

We have no matters to report in respect of this work.
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Key audit matler Hew aur audil addressed the key aydil matter

Taxation {Group] We confirmed our understanding of management's agpraach to
Rafer to the Report of the Audit Commitiee, the Notes ensuring compliance with the REIT regime rules and we involved our
to the financia! stalements - Note 1 {Basis of preparation, internal taxation specialists to verify the gcquracy af the application of
significant accounting policies and accounting judgements) the rules.

and Note 7 [Taxation]. Wa oblained management’s calculations and supporting

The UK Real Estate Investment Trust (REITI regime grants documentation, venified the inputs to their calculations and re-
companies {ax-exempt status provided they meet the rules performed the Group's and Broadgate's annuat REIT compliance tests.
within the regime. The rules are complex, and the tax-
exempt status has a significant impact on the finzncial
statermnents. The complexity of the rules creates a risk of
an inadverient breach and the Group’s profit becaming
subject {0 tax,

We used our knowledge of tax circumstances and, by reading relevant
correspondence between the Group and Her Maijesty's Revenue &
Customs and the Group's external tax advisors, we are satisfied that
the assumptions and judgemenis used by the Group in determining
the tax provisions are reasonable.

The Group's slatus as a REIT underpins its business model
and sharehalder returns. For this reason, it warrants special
audit focus.

We have ng issues to report in respect of this work.

The obligatians of the REIT regime include requirements to
comply with balance of business, dividend and income cover
tests. The Broadgate joint venture is also structured as a
REIT and as such, REIT compliance is also of relevance

for this joint venture in addition to the overali Group.

Tax provisions are in place to account for the risk of
challenge ol certain of the Group's tax posilions. Given
the subjeclive nature of these provisions. additional
audit focus was placed on tax provisions.

Valuation of investments and loans to subsidiaries and We obtained the Directors impairment assessment for the
joint ventures {Company} recoverability of investrnents and 1oans held in subsidiaries and
Refer to the Notes 1o the financial statements - Note A jeint ventures as at 31 March 2022.

Accounting policies |Critical accounting judgements and

key sources gf estimation uncertaintyl and 0 {Investments

in subsidiaries and joint ventures, loans to subsidiaries and
other investments). The Company has invesiments and loans
lo subsidiaries of £33,140 million [2021: £33,142 million)

and investMments in joint ventures of £114 mitlien

[2021: £106 million] as at 31 March 2022. This is following the

We assessed Lthe accounting policy for investments and oans in
subsidizries and jeint ventures to ensure they were compliant with
FRS 101 "Reduced Disclosure Framewark™ Wa verified that the
methodolagy used by the Directors in arriving at the carrying value
of each subsidiary, and the expected credit loss ‘simplified approach’
provision for intercompany receivables, was compliant with FRS 101

recagnition of a £32 million [2021: £34 millien] provision for We identified the key judgement within the requirement for impairment
impairment gn investments in subsidiaries, a write back of of both the investments and loans to subsidiaries and invesimenis in
impairment of £221 million [202 1 provision £754 miltion] joini venlures io be lr_\e underlymg valuation of anves‘lmem property
recegnised on loans to subsidiaries, and a £22 million held by the subsidiaries and joint ventures, For details of our

12021: £333 miltion] provision for impairmen[ on investments procedures over investmenl_property valuations please refer

in jaint ventures in the year. The Company's accounting io the related Group key audit matter above.

policy for investments and teans is to hold them at cost We have nc issues to report In respect of this work.

less any impairment. impairment of the loans is caleulated
in accordance with IFRS 9. where expected credit losses
are considered (o be the excess of the Company’s interest
in a subsidiary or joint venture over the subsidiary ar foint
veniure’s fair value. Investments in subsidiaries and joint
veniures are assessed for impairment in line with 1AS 34,

Given the inherent judgement and complexity in assessing
both the carrying value of 2 subsidiary or jaint venture
company, and the expecied credit loss ol intercompany
receivables, this was identified as a key audit matter.
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Key audit matter How pur audit agdressed 1he Kep audir matler

Valuation of investments and loans to subsidiaries and
joint ventures [Company) (continued)

The primary determinant and key judgement within both the
fair value of each subsidiary and joint venture company and
the ECL of arnounts owed is the value of the investment
property lield by edch invesise, As such it was over this
area thal we applied the mosi focus and audit effort.

How we tailored the audit scope
We tailored the scope of our audit 1o ehsure that we performed enough wark to be able ta give an opinion on the financizl statements
as a whole, taking into account the structure of the Group and the Company, the accounting processes and controls, and the industry in
which they operate. The Group owns and invests in a number of investment and development properties in two segments, Campuses and
Retail & Fulfilment, across the United Kingdam. These are held within a variety of subsidiaries and joint ventures with the Group financial
statements being a consolidaiion of these entities, the Company and the Group's joint ventures. The Breadgate Joint Venture was subject
te a full scope audit, while the M2adowhall and Canada Water Joint Venlures were scaped in for specific account balances. All work was
carried out by the Group audit team with additional procedures performed at the Group level {including audit procedures over the

" consdlidaticn andConsalidatian adjusiments] 1o ¢Rstre sulficient cuverage and appropriate audit evidence far our apinion on the
Group linancial statements as a whole.
The Group operates a common IT envirenment, processes and controls across alt reportable segments. In establishing the overalt
approach Lo our audit, we assessed the risk of material misstatement, taking inig account the nature, likelihood and poiential magnitude
of any misstatement. Following this assessment, we applied professional judgement te delermine the extent of testing required over each
balance in the financial statements.

In respect of the audi of the Company. the Group audit team performed a full scope statutory audit.

Materiality

The seope of our audit was influenced by our application of materiality. We set certain quantitative threshalds for materiality. These,
together with qualilative considerations, helped us 1o determine the scope of our audit and the nature. timing and extent of our audit
procedures on the individual financial statement line items and disclosures and in evaluating the effect of misstatements, both
individually and in aggregate on the financial statements as a whole.

Based on aur professional judgement, we determined materiality for the financial statements as a whale as follows:

Financial statements - Group - Financial stafemen:s - Company
Overall materiality £98.4 million (2021: £88.8 milhonl. £88.5 midlion [2021: £79.9 million}.
How we determined it 1% of tatal assels. 1% of total assets.
Rationale for benchmark A key determinant of the Group's value is The Company’s main activity is the investments in
applied praperty investments. Due to this, the key area and loans to subsidiaries and joint ventures. Given

of focus in the audit is the valuation of investment  this, and consistent with the prior year, we sel an
and developmeni propertlies, either held directly  overall Company materialily level based on lotat

or through joint ventures. On this basis, and assets. For purposes af the Graup audit, we
consistent with the prior year, we set an overatl capped the overall materiality fer the Company
Group materiality level based on total assets. to be 90% of the Group overall matermality.

For each component in the scope of our Group audit, we allocated a materiality that is {ess than our overall Group materiality. The range
of materialily allocated across components was between £12m - £50m. Certain components were audited to a local statutory audit
materiality that was also less than our overall Group materiality.

tn addition, we set a specific materiality level of £12.6 millien [2021: £14.1 mitlion| for items within the underlying column of the Income
Statement. For 2022, this is based on 5% af the Group's underlying profit before tax. For 2021, this was based on 5% of the three year
averzge profit after tax. The benchmark for 2021 was determined on the basis that the measure used to calculate specific materiality had
fluctuated over the prior three years due to Covid-19. In arriving at this judgement, we had regard to the fact that the underlying pre-tax
profit is a secondary financiat indicator of the Group [refer to Note 2 of the financial statements where the term is defined in full].

We use performance materiality to reduce to an appropriately low level the probability that the aggregate of uncorrectad and undetecied
misstatements exceeds overall materiatity. Specitically, we use perfermance materiality in determining the scope of our audit and the
nature and extent of our tesling of account balances. classes of transactions and disclosures, for example in determining sample sizes.
Qur performance materialily was 75% {2021: 75%] of overall materiality, amcunting to £73.8 million {2021: £44.6 millicn] for the Group
financial statemenls and £84 4 million {2021: £59.9 millicn) for the Company financial staiements.
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In determining the performance materiality, we considered a number of factors - the history of misstatements, risk assessment and
aggregation risk and the effecliveness of controls - and concluded that an amount at the upper end of our nerimal range was appropriate.

We agreed with the Audit Committee that we would report to them misstatements identified during our audit abave £4.9 million [Group !
audit] {2021: €£4.4 million) and £4.4 million [Company auditl [2021: £4 0 million} as well as misstaternents below thase amounts that, in
our view, warranted reporting for qualiiative reasons.

In addition we agreed with the Audit Committee that we would report te them risstatements identified during oyr Group audit above
£1.0 mitlion [2020: £1.0 million) fer misstatements related to underlying profit within the financial statements, as well as misstatements i
below that amount thal, in gur view, warranted reparting for quatitative reasons .

Conclusions relating to going concern :
Qur evaluation of the directors’ assessment af the Group's and the Company's ability to continue to adopt the going concern kasis of
accounting included:

- Corrobarated key assumpiions {eqg liquidity forecasts and financing arrangements! to underlying documentation and ensured this
was consislent with our audit work in these areas;

- Considered management's forecasting accuracy by comparmg how the forecasts made at the hatf year compare ta the actual
performance in the second hatf-of the-year: - . A IR T U R S s e

- Understaod and assessed the appropriateness of the key assumptions used both in the base case and in the severe but plausnble
downside scenario, including assessing whether we considered the downside sensitivities to be appropriately severe;

- Tested the integrity of the underlying formulas and calculatiens within the going concern and cash flow models:

- Considered the appropriateness of the mitigating actions available to management in the evenl of the downside scenario
materialising. Specifically, we focused on wheiher these actions are within the Group's control and are achievable: and

- Reviewed the disclosures provided relating ta the going concern basis of preparation and found that these provided an explanalion
of the directors’ assessment thai was consistent with Lhe evidence we oblained.

Based on the work we have performed, we have not identified any material uncertzinties relaling Lo events or conditions Lhat, individually i
or callectively, may cast signihicant doubt on the Group's and the Company’s abilily te continue as a going ¢oncern for a period of at least
twelve menths fram when the financial statements are authorised for issve.

tn auditing the financial statements, we have concluded that the directors’ use of the going concern basis of accounting in the preparation
of the finzncial staterments is appropriate.

However, because not alt future events or canditions can be predicted. this conclusion is net a Quarantee as ta the Group's and the
Company's ability te continue as a going concern.

In relation to the directors’ reporting on how they have applied the UK Corporate Governance Code, we have nothing material to add or
draw attention te in relation to the directors’ statement in the financial slaterments aboui whether the direclars considered it appropriate |
Lo adopt the going concern basis of accaunting.

Our responsibilities and the responsibilities of the direclors with respect to going congern are described in the relavant sections of
this report

Reporting on other information

The other infermation comprises all of the information in the Annual Repert nther than the financial statements and our auditors’ repert
thereon. The directors are responsible far the other information, which includes reporting based on the Task Force on Climate-related
Financial Disclosures ITCFO] recommendations. Qur epinion an the financial statements does not caver the sther informatisn and,
accordingly, we do nol express an audit opinion or, excepl to the extent otherwise explicitly stated in this report, any farm of

assurance thereon. ’

In connection wiih our audii of the hnancial statements, our responsibility is to read the other infermation and, in doing so, consider
whether the olher informatian is materiaily inconsistent with the financial statements or our knowledge ablained in the audit, or
oiherwise appears lo be materially misstaied. I we idenltify an apparent material inconsistency ar matenal misstaiement, we are
required to pesform procedures to conclude whether there is a2 material missiatement of the financial stalements or a matarial
misstatement &f the ather information. If, based on the work we have perfarmed, we conclude that there is 3 material misstatement
of this other snfarmation, we are required ta report that fact. We have nothing to report based on these responssbilities.
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With respect to the Sirategic Report and Oirectors’ Report and additional disclosures, we also cansidered whether the disclesures
required by the UK Companies Act 2006 have been included.

Basad on our work undertaken in the course cf the audil, the Companies Act 2006 reguires us also to report certain opinions and matters
as described below.

Strategic Report and Directors’ Report and additional disclosures

In cur opinion, based on the work undertaken in the course of the audit, the infarmation given in the Sirategic Report and Directors
Report and additional disctosures for the year ended 31 March 2022 is consistent with the linancial statements and has been prepared
in accardance with apptlicable legal requirements.

In light of the knowledge and undersianding of the Group and Campany and their environment obtained in the course of the audit,
we did not identify any materal misstatements in the Strategic Report and Directors’ Report and additional disclosures.

Directors’ Remunreration
In cur opinian, the part of the Directars’ Remuneration Repert to be audited has been properly prepared in accordance with the
Companies Act 2006.

Corporate governance statement

The Listing Rules require us to review the directors’ staterments in relation to going concern, longer-term viability and that part of
the corparaie governance staiement retating to the Company’'s compliance with the provisions of the UK Corporate Governance Code
specified for aur review. Our additional responsibilities with respect to the corporate governance statement as other snfarmation 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 following elemenis of the corperate governance
statement is materially consistent wilh the financial statements and our knowledge obtained during the audit, and we have nothing
material te add or draw attention to in relation to:

- The diractors’ confirmation that they have carried out a robust assessment af the emerging and principal risks;

-~ The disclosures in the Annual Report that describe those principal risks, what procedures are in place to identify emerging risks and
an explanation of how these are being rmanaged or mitigated;

- The directors’ statement in the financial statements about whether they considered it apsropriate to adopt the gaing concern basis of
accounting in preparing them, and their identification of any material uncertainties io the Group’s and Company's ability io continue to
da s0 over 3 period of at least twelve months from the date of approval of the financial slatements;

- The directors’ exptanation as lo their assessment of the Group’s and Campany’s prospects, the peried this assessment covers and
why the period is appropriate; and

- The direclors’ 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 ihe period of its assessment, including any related disclosures drawing attention to any
necessary qualifications or assumpticns.

Our review of the directors’ stalement regarding the ionger-term viability of the Group was substantially less in scope than an audit and
only consisted of making inquiries and considering the directors’ process supporting their siatement; checking that the statement is in
alignmenit with the relevant provisions of the UK Corporate Governance Code; and considering whether the statement is consistenl with
the financial statements and our knowledge and understanding of the Group and Company and their environment oblained in the course
of the audit.

In addikion, based on the work undertaken as part of our audit, we have concluded that each of the following etements of the corporate
governance statement is materially consistent with the financial statements and our knowledge obtained during the audit:

- The directors’ statement thal they consider the Annual Report, iaken as a whole, is fair, balanced and understandable, and provides
the infarmation necessary far the members to assess the Group’s and Company’s position, performance, business model and strategy:

- The section of the Annual Repert that describes the review of effectiveness of risk management and internal control systems; and

- The section of the Annual Report describing the work of the Audit Commiltee.

Wae have nothing to report in resgect of our responsibility to report when the directors’ statement relating to the Company’s compliance
with the Code does not properly disclose a departure fram a relevant provisien of the Code specified under the Listing Rules for review
by the auditors
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INDEPENDENT AUDITORS' REPORT continued The British Land Company PLE 00621920

Responsibilities for the financial statements and the audit

Responsibitities of the directors for the financial statements

As explained more fully in the Directers’ responsibilities statement, the directors are responsible for the preparation of the financial

statemenls in accordance with the applicable framewark and for being satisiied that they give a true and fair view. The directors are also

responsible for such internal control 3s they determine is necessary lo enable the preparation of financial statements that are free from
" material misstatement, whether due 1o fraud or error.

In preparing the financial statements, the directors are respansible for assessing the Group's and the Company’s ability to continue
as a going concern, disclosing, as applicable, matters related 1o going concern and using the going concern basis of accounting unless
the directors either intend Lo liquidate the Group or the Company or to cease operations, or have no realistic alternative bul to do so.

Auditors’ responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free irom material
misstatement, whether due to fraud or error, and to issue an auditars repart that includes cur opinion. Reasonable assurance is

a2 high level of assurance, bul is not a guarantes that an audit conducted in accordance with 1SAs [UK) will atways detect a material
rmisstatement when it exists, Misstatements czn arise from fraud or error and are considered material if. individually or in the aggregaie,
they could reasonably be expected 10 influence the econemic decisions of users taken on the basis of these financial siatements.

--- ———Jrrequiarities-including fraud, are instances of nen-compliance with laws and regulations. We design procedures in line with cur

responsibilities, outlined abave, to detect material misstaternents in respact of irregutarities, ncluding fraud. The extent Lo which
our procedures are capable of detecting irreqularities, including fraud, is detailed below.

Based on our understanding of the Group and industry, we identified that the principal risks of non-comptiance with laws and regulaticns
- retated {0 compliance with the Real.Estaie Investment Trust [REIT) status section 1158 ol the Carporation Tax Act 2010 and the UK
regulatory principles, such as those governad by the Financial Conduct Authonity, and we considered the extent to which non-compliance
might have a material effect on the financial statements. 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 opporfunities for fraudutent
manipulation of the financial statements fincluding the risk of averride of controtsh. and determined thai the principal risks were related
10 posting inappropriate journal entries to increase revenue, management bias in accounting estimates and judgemental areas of the
financial statemenis such as the valuation of investment and development properties and the expecied credit loss provisions in respect
of lenant debtors and incentives Lsee related key audit matters abovel. Audit procedures pericrmed by the engagemeni team included:

- Discussions with management and internal audit, including consideration of known or suspected instances of non-compliance with
{aws and regulations and fraud, and review of the reporis made by management and internal audit:

- Understanding of management’s internal controls designed ta prevent and delect irreqularities;

- Reviewing the Group’s litigation register in so far as it relaled to non-compliance with laws and regulations and fraud;

- Reviewing relevant meeting minutes, including those of the Risk Committes and the Audit Commitlee;

- Rewview of tax compliance with the involvement of aur tax specialists in the audit;

- Designing audit pracedures to incorporate unpredictability around the nature, liming or extent of our testing of expenses;

- Challenging assumptions and judgements made by management in their significant areas of estimation; and

- Identifying and testing journal enkries, in particular any jaurnal entries posted with unusual account combinations, posted by
unexpected users and posied on unexpected days.

There are inherent limitations in the audit procedures described above. We are less likely 1o become aware of instances of non-
compliance with laws and regulations thal are not closely related to events and transactions reflected in the financial stalements.
Also, the risk of not detecling a material misstaiermnent due to fraud is higher than the risk of no1 detecting one resulling from error,
as fraud may involve deliberate concealment by, for example, fergery or intentional misrepresentations. or through collusion.

Qur audit testing might include tesling complete papulations of certain transactions and balances, possibly using data auditing
technigues. Howaver, it typically invelves selecting a limited number of items for testing, rather than testing completa populations.
We will often seek to target parlicular iterms for testing based an their size or nsk charactenstics. In olher cases. we will use audit
sampling to enable us o draw a conclusion about the pepulalien from which the sample is selected.

A further description of our respansibilities for the audit of the financial statements is located on the FRC's website at:
www.fre.org.uk/auditorsresponsibilities. 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 2006 and for no ather purpose. We do not, in giving these opinions, accepl or assume respansibility for
any other purpose ar to any other person to wham this report is shown or inta whose hands it may come save where expressly agreed
by our prior consent in writing.

Qther required reporting
Companies Act 2004 exception reporting
Under the Companies Act 2006 we are required te report to you if, in our opinion:

- wae have not obtained all the infarmation and explanaticns we require for our audit; or

- adequate accounting Fecords have not been kept by the Company, or returns adequalte far our audit have not been received from
branches not visited by us; or

- certain disclosures of directors’ rermuneration specitied by law are nal made; cr

- the Company financial statements and the part of the Direclors’ Remuneration Repert to be audited are not 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 Commitiee, we were appointed by the members on 18 July 2014 to audit the financial
statements for ihe year ended 31 March 2015 and subsequent financial periods. The period of total uninterrupted engagement is 8 years,
covering the years ended 31 March 2015 to 31 March 2022

Other matter

In due course. as required by the Financial Canduct Autharity Disclosure Guidance and Transparency Rule 4.1,14R, these financial
statements will farm part of the ESEF-prepared annual financial report filed on the Nationzl Storage Mechanism of the Financial
Conducl Authority in accordance with the ESEF Regulatory Technical Standard 'ESEF RTS). This avditors’ report provides no
assurance over whather the annual financial report will be prepared using the single electrenic format specified in the ESEF RTS.

Sandra Dowling [Senior Statutory Auditar)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountanis and Statutory Audilors
London

17 May 2022
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FINANCIAL STATEMENTS The British Land Company PLC 00421920

Consolidated Income Statement
Far the year ended 31 March 2022

2022 2021
Capilal Cagital
Underlying' and other Tatal Underlying' and other Total
Note m Em £m Em Em £m
Revenue 3 £30 (20 410 468 - 468
Costs? 3 1120] 9i (129] {1801 - {1807
) 3 31a [29) 231 288 - 288
Jaint ventures [see also below} . n 85 158 264 52 14091 (3571
Administrative expenses 188} - 188} (74 - 174]
Valuation movement 4 - &7 47 - {eas} 1888i
Profit on disposal of investment properties and investrnents - 45 45 - i e
Net financing costs
financing income 6 - &7 87 - 15 15
financing charges [ {55] {71 (62] 1621 [} 1651
155) 60 5 {621 12 {50
Profit (Loss) an ordinary activities before taxation 253 705 958 204 1,257 11,0531
Taxation 7 4 2} 2 (26} 14} (30
Profit loss] for the year after taxation 257 703 960 178 11.261) 11,083}
Attribuiable to noa-contrelling interests 2 - 2 3 (55 152}
Attributable to shareholders of the Company 255 703 958 175 [1.206) 11.037)
Earnings per share:
basic 2 103.3p {111.21p
diluted 2 103.0p 1111.2)p
All resulls derive from conlinuing operations.
2022 2021
Capitai . Capirah
Underlying' and other Total Underlying® and other Toial
Note tm £m £m £m £m £m
Results of joint ventures accounted
for using the equity method
Underlying Profit ) 86 - [:13 52 - 52
Vatuation movement® 4 - 162 162 - 1409) [409)
Capital financing costs - 14 14 ~ - -
Loss on dispasal of invesiment properties,
trading praperties and investments - - - - {1 i
Taxation 7 - - - ~ 1 1
11 86 158 244 52 [409) 1357
1. See definition in Note 2 and a recenciliation between Underying Profit and IFRS profit in Note 21.
2. Included within ‘Costs” is a credit relating to provisions for impairment of tenant debtors, accrued income and tenant incenives and coniracted rent increases of [6m

(2020/21: charge of E40ml. This is disclased in further detail in Note 10 and Mate 13.
3. Inctuded within Joirt ventures’ is a charge relating to provision lor impairment ot equity investments and 1oans le jeint veniures of £22m |2020/21: £144m), disclosed in further
detail in Note 1.
. Included within the Valuation movement’ of £162m is a nel valuation mavement of £110m and the realisation of gain on disposat of asselsinto jeint ventures of £52m, disclosed
in further detail in Note 11,

~
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Consolidated Statement of Comprehensive Income
For the year ended 31 March 2022

2022 202
£m €m
Profit [toss| for the year after taxation 950 (1,083
Other comprehansive income [expense}:
Items that will not be reclassified subsequently to profit or loss:
Net actuarial loss on pension scherme - (13
Valuation movement gn owner-cccupied properties - (1]
- [14]
Items that may be reclassified subsequently to profit or loss:
Gains on cash llow hedges
- Group - 2
- Joini ventures 1 !
1 3
Reclassification of foreign exchange differences on disposal of subsidiary net investment to the income statement a2 -
Deferred tax onitems of cther comprehensive income - &
Other comprehensive expense for the year {11) (5)
Total comprehensive income lexpense) for the year 949 [1,088]
Attributable ko non-controlling interests 2 1521
Attributable to shareholders of the Company 947 (1,034
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FINANCIAL STATEMENTS continved

Consolidated Balance Sheet

As at 31 March 2022

w22 2021
MNote £m £m
ASSETS
Non-current assets
investment and develapment properties 10 7,032 6,326
QOwner-occupied properties 10 - 2
7.032 6.328
Other non-current assets
Investments in joint ventures 1 2,511 2,120
Other investments 12 41 0
Property, plant and equipment 27 30
Interest rate and currency derivative assels 17 97 133
Debtors - ]
9,708 8.639
Current assets
Trading properties 19 18 Z6
Debtors 13 39 56
Corporation tax 3 -
Cash and short Llerm deposits t7 74 54
134 236
Total assets 9,842 8875
LIABILITIES
-Current liabilities- — — o v = et — e s e
Short term borrowings and overdrafts 17 (189] &t
Creditors 14 12451 1219}
Corporaiion 1ax - {7
{434) 1387)
Nan-current tiatitities
Debenlures and loans 17 12,4271 12,249}
Other non-current liabilities 15 (1521 1128)
Interest rate and currency derivative liabilities 17 194] (128l
12,675} 12.509)
Total Liabilities 13,109) 12,892
Net assets 4,733 5.983
EQUITY
Share capital 234 234
Share prermium 1,307 1307
Merger reserve 213 213
Other reserves 5 16
Retained earnings 4,959 4,154
Equity attributable to shareholders of the Company 6,718 5.924
Non-controlling interests 15 59
Tolal equity 4,733 5,983
EPRA Net Tangible Assets per share? 2 7270 &448p

1. Ses footnote 1in Note 3.
2. See definition in Note 2.

[ dhos

Tim Score Bhavesh Mistry
Chairman Chief Financial Qfficer

The financial statements on pages 170-220 were approved by the Soard of Directors and signed on its behalf on 17 May 20Z2.

Company number $21920.
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Consolidated Statement of Cash Flows
For the year ended 31 March 2022

2022 2001
Naie £m £m

Rental income received from tenants 358 320
Fees and other income received 30 38
Operating expenses paid to suppliers and employeas {140] (1251
Indirect taxes paid in respect of operating activities - {15
Sale of Irading properties 8 -
Cash generated from operations 256 218
Interest paid [62] {701
Corporation taxation payments 1] {331
Distributions and other receivables from joint ventures 11 57 34
Net cash inflow from operating activities 245 149
Cash flows from investing activities
Development and other capital expenditure 1259) (172
Purchase of investment properties (598) 1521
Sate of investment properties 187 1.073
Sale of investment properties to Canada Water Joint Venture 290 -
Purchase of investments {141 15
Sale of investmenis - 108
Indirect taxes paid in respect of investing activities 15) 2
Loan repayments from joint ventures 113 40
Investment in and laans ta joint ventures 1211 184]
Capital distributions from joint ventures - 4
Net cash [outflow] inflow from investing activities (385) 910
Cash flows from financing activities
Dividends paid 19 [155] |78}
Dividends paid 1o nan-controlling interests 16l 1]
Capital payments in respect of interest rale derivatives 71 (10}
Purchase of non-controlling interesis in Hercules Unit Trust . 1l -
Decrease in lease liabitities (4l 7
Decrease in bank and other borrowings ’ (2131 (1,218)
Drawdowns on bank and other borrewings 483 214
Net cash inflow {autflow] from financing activities &0 [1,098)
Net decrease in cash and cash eguivalents [80I {39]
Cash and cash equivalents at 1 Apeil 154 193
Cash and cash equivalents at 31 March 74 154
Cash and cash equivalents consists of:
Cdsh and short term deposits ) 17 74 154
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FINANCIAL STATEMENTS continyed

Consolidated Statement of Changes in Equity

For the year ended 31 March 2022

The British Land Company PLC 00621920

Headging
and Re- Non-
Share Share lranslation  valuation Merger  Retained controtling Tatal
capital  premwum resesve! rasarve reserve earnings Total  inlerests equity
£m £m £m Em Em £m £m Em (4

Balance at 1 April 2021 236 1,307 14 2 213 4,154 5924 5¢ 5983
Profit for the year after taxation - - ~ - - 958 958 2 9460
Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reclassification of foreign exchange differences on
disposat of subsidiary net invesiment - - 12} - - - 112) - 112}
Other comprehensive income - - [{¥] 1 - - 111 - {111
Total comprehensive [expense) income for the year - - 2 1 - 958 947 2 949
Fair value of share and share oplion awards - - - - - F 2 - 4
Purchase of the units fram non-controlling intergsts? - - - - - 2 2 140) [38)
Dividends payable in year [16.94p per share) - - - - - {1571 1157) - (157)
Oividends payable by subsidiaries - - - - - - - [8) 18]
Balance at 31 March 2022 23 1,307 2 213 4.95% 4,718 15 4,733
Balance at 1 Aprit 2020 234 1,307 12 26 213 5243 7035 N2 7147
Loss for the year alter taxation - - - - - .03 [ne3 152)  {1,083]
Revaluatien of owner-occupied property - - - {7 - - {1 - i
Gains on cash flow hedges - Group - - - - - 2 - 2
Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reseryes transfer on disposal of owner-accypied properly - - - (30] - 30 - - =
Net acluarial oss on pension scheme - - - - - 113t (13} - (13|
Deferred tax on items of other comprehensive income - - - . b - - [} - [
Qthar comprehensive incorme - - 2 124] - 17 {5) - 5]
Total comprehensive income lexpense] for the year - - 2 [24} - [1.014) (1,036 1521 11,088}
Fair vatue of share and share option awards - - - - - 3 3 - 3
Dividends payable in year |8 40p per sharel - - - - - (78] 178 - 178)
Divigends payabte by subsidiaries - - - - - - - il 11}
Balance at 31 March 2021 234 1.307 14 2 213 4154 5924 59 5.983

1. The balance at the beginning of the current year includes £ 15%m in retation to translation and {€3min relation w0 hedging [2020/21: £45m and {£3mY). Opening and closing '

balances in relation la hedging relaie to continuing hedges only.

2 On 5 July 2021, the Group completed the acquisition of the remaining 21.9% units of Hercules Unit Trust that the Group did not atready own for 3 consideration of £38m, Whilst
the transaclion was completed on 5 July 2021, the Group obtained the risks and rewards of ownership of the 21.9% of Hercules Unit Trust on 1 April 2021 and therefore, the
¢hange in ownership percentage and resulting non-controlling interests were reflected at this date in the financial statements. The book value of the net assets purchased
at 1 April 2021 were £40m and cansequenity E40m has baen transferred from non-controlfing interests to shareholders equity.
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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 2022
have been prepared on the historicat cost basis, except for the
revaluation of properties, investments classified as fair value
through profit or loss and derivatives. The financial statements
are prepared in accordance with UK-adopted International
Arcounting Standards and the applicable legal requirements
of the Companies Act 2006 [IFRS'.

On 31 Decemnber 2020 EU-adopted IFRS was brought intc UK law
and became UK-adopted International Accounting Standards,
with future changes to IFRS being subject tc endorsement by the
UK Endorserment Board. The consolidated financial statements
have transiticned to UK-adopted International Accounting
Standards for the year ended 31 March 2022. This change
constitutes a change i accounting framework, However, there
is no impact on recognition, measurement or disclosure in the
year reported as a result of the change in framework.

In the current financial year the Group has adopted a number of
minor amendments to standards effeciive in the year, none of
which have had 2 material impact on the Group.

These amendments include IFRS 1'6 ‘Leases - Covid-19-Related
Rent Cencessions, and amendments to IFRS 9, IFRS 7, IFRS 4
and iFRS 14 Interest Rate Benchmark Reform - Phase 2.

A number of new standards and amendments to standards

and interpretations have been issued but are not yet effective

far the current accounting period. These amendments include
amendments to 1AS 1 Presentation of Financial Statements’

an classification of Labilities, a number of narrow-scape
amendments ko IFRS 3, IAS 14, A5 17, 1A5 37, [AS 1,1AS &, 1A5 12,
IFRS 10 and IAS 28 and some annual improvements on IFRS 1,
IFRS 9, 1AS 41 and IFRS 16. The above amendments are not
expected to have 3 significant impact on the Group's results.

Going cancern

The financial statements are prepared on a going concern

basis. The balance sheet shows that the Group is in @ net current
liabitity position, predominantly due to short term borrowings and
overdrafts of £189m and other creditors of £245m. The Group has
access to £1.3bn of undrawn facilities and cash, which provides
the Directars with a reasenable expectation that the Group will be
able to meet these current liabilities as they fall due. In rmaking
this assessment the Directors took (nto accaunt forecast cash
flows and covenant compliance, including stress testing through
the impact of sensitivities as part of a ‘severe downside scenario’.
Befare factoring in any incorne receivable, the undrawn facilities
and cash would also be sufficient ta cover forecast capital
expenditure, property operating costs, agministrative 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 bebeve that the
Group is well placed to manage its financing and other business
risks satisfaclorily despite the uncertain econemic climate, and
have a reasonable expectation that the Company and the Group
have adequate resources to continue in operation for at least

12 months from the signing date of these financial statements.

The British Land Company PLC 00621920

Accordingly, they believe the going concern basis is an
appropriate one. See the fuli assessment of preparation on
a going cancern basis in the corporate governance section
on page 109.

Subsidiaries, joint ventures and associates

The consolidated accounts include the accounts of The British
Land Company PLC |'British Land’) and all subsidiaries [entities
controlled by Heiish Land). Control is assumed where British
Land is exposed, or has the rights, to variable returns from its
invalvernent with investees and has the ability to affect those
returns through its power over those investees.

The results of subsidiaries, joint ventures or asscciates acquired
or disposed of during the year are included from the effective date
of acquisition or up to the effective date of disposal. Accounting
policies of subsidiaries, joint ventures or asseciates which differ
from Group accounting policies are adjusted on cansclidation.

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
goadwill. Any negative goodwill is credited to the income
statement in the period of acquisition.

Altintra-Group transactions, batances, income and expenses
are eliminated on consolidation. Joint ventures and associates
are accounted for under the equity methad, whereby the
consolidated balance sheet incorporates the Group's share
linvestor’s share] of the net assets of its joint ventures and
associates. The cansolidated income statement incorporates
the Group's share of joint ventures and associate profits after
tax. Their profits include revaluation movements on investmeant
properties, Where joint ventures and associates generate losses
after tax, these are recognised initially against the Group’s equity
invesimant. [f the Group’s equity investment is nil, these are
subsequently then recognised against other long term interests,
principally long tarm loans.

Distributions and other receivables from joint ventures and
associates are classed as cash flows from operating activities,
except where they reiate to a cash flow arising from a capital
transaclion, such as a property or investment disposal. In this
case they are classed as cash flows from investing activities.

Properties

Preperties are externally valued at the balance sheet date.
Investment and owner-occupied properties are recorded at
valuation whereas trading properties are stated at the lower
of cost and net realisabie value.

Any surptus or deficit arising an revaluing investment
properties is recognised in the capital and ather column of
the income statement.

Any surplus arising on revaluing owner-occupied properties
above cost is recagnised in other comprehensive income, and any
deficit arising in revaluation below cost for owner-occupied and
trading properties /s recognsed in the capital and cther calumn
of the income statement. On disposal of an owner-occupied
properly, any surplus is transferred directly tc retained earnings.
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FINANCIAL STATEMENTS rontinued

Notes to the Accounts continued

1 Basis of preparation, significant accounting policies and
accounting judgements continued

The cost of properties in the course of development includes
attributable interest and ather associated outgeings including
attributable development personnel costs. Interest is calculated
on the development expenditure by reference to specific
borrowings, where relevant, and otherwise on the weighted
average interest rate of British Land Company PLC borrowings.
Interest is not capitalised where no development ackivity is taking
place. A property ceases {o be treated as 2 development property
on practical completion.

Investment property disposals are recognised cn completion.
Profits and losses arising are recognised through the capital and
other column of the income statemeat. The profit on disposal is
deterrnined as tha difference between the net sales proceads
and the carrying amount of the asset at the commencement

of the accounting perind plus capital expenditure in the period.
Where progerties are disposed into g joint venture gwned by the
Group, the subseguent profit or loss recognised in the capital and
ather column of the income statement is timited to the extent of
the unrelated party's interest.

Trading properties are inifially recognised at the lower of cost and
nel realisable value. Trading property disposals are recognised in
line with the Group's revenue accounting policies.

Where investment properties are appropriated to trading properties,
they are transferred at market value. If properties held for trading
are appropriated to investment properties, they are transferred at
book value. Transfers ta or from an investment property accur
when, and only when, there is evidence of change in use.

Where a right-of-use asset meets the definition of investment
property under IFRS 14, the right-of-use asset will initially be
caleutated 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
income earned under the lease.

The Group leases out investment properties under operating leases
with rents generally payable moanthly ar quarterly. The Group is
exposed to changes in the residual value of properties ai the end
of current lease agreements, and mitigates this risk by actively
managing its tenant mix in order to maximise the weighted
average lease lerm, minimise vacancies across the portfolio
and maximise exposure to tenants with strong financial
characteristics. The Group also grants lease incentives (o
encourage high-quality tenants to remain in properties for
lenger lease terms. Lease incentives, such as rent-free periods
and cash contributions to kenant fit-out, and contracted rent
increases are recognised as part of the investment property
balance. The Group calculates the expected credit loss for

lease incentives and contracted rent increases based on lifetime
expected credit losses under the IFRS 9 simplified approach.

Surrender premia payable relating to investment properiies

are recognised in the income staternent, through the Underlying
column, except where the surrender prermia payable is deemed to
be unusyal or significant by virtue of their size or nature, where
they are recognised through the capital and other column
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Surrender premia payable relating to development properties are
capitalised as a property addition providing they are a directly
attributable and necessary development expense.

Financial assets and liabilities

Debtars and creditors are initially recognised at fair value and
subseguently measured at amertised cest and discounted as
appropriate. On initial recognition the Group calculates the
expected credit loss for debtors based on lifetime expected
credit losses uader the IFRS 9 simplified approach.

Qther investments include investments classified as amortised
cost and investments classified as fair value through profit

or loss. Loans and receivables classified as amortised cost

are measured using the effective interest method, less any
impairment, Interest is recognised by applying the effective
interest rate. [nvestrnents classified as fair value through profit
or lass are initially recorded at fair value and are subsequently
externally valued on the same basis at the balance sheet date.
Any surplus or deficit arising on revaluing investments classified
as fair value through profit or loss is recognised in the capital and
ather column of the income statement.

The lease Liability assaciated with investment property which is
held under a lease, is initially calculated as the present value of
the minimum lease payments. The lease liability is subsequently
measured at amortised cost, unwinding as finance lease interest
accrues and lease pgymeants are made.

Debt instruments are stated at their {air value on issue. Finance
charges including premia payable on settlement or redemption
and direct issue caslts are spread over the period to maturity,
using the effective interest method. Exceptional finance
charges incurred due to early redemption {including premial
are recagnised in the income statement when they occur.

As delined by IFRS 9, cash flow and fair value hedges are initially
recggnised at fair value at the date the derivative contracts are
entered into, and subsequently remeasured at fair value. Changes
in ihe fair value of derivatives that are designated and qualify

as effective cash flow hedges are recognised direcily through
other comprehensive income as a movement in the hedging

and translation reserve. Changes in the fair value of derivatives
that are designated and qualify as effective fair value hedges
are recorded in the capilal and other column of the income
statement, along with any changes in the fair value of the hedged
itern that is attribulable o the hedged risk. Any ineffective portion
of ali derivatives 1s recognised in the capital and other column of
the income statement, Changes in the fair value of derivatives
that are not in a designated hedging relationshig under IFRS 9
are recorded directly in the capital and other column of the
incorme statermnent. These derivatives are carried at fair value

on the balance sheet.

Cash equivalents are imited to instruments with 3 maturity of
iess than three months




1 Basis of preparation, significant accounting policies and
accounting judgements continued

Revenue

Revenue comprises rental income and surrender premia,
service charge income, management and performance fees
and proceeds {rom the sale of trading properties.

Rental income and surrender premia are recognised in
accordance with IFRS 14 ' Leases’.

For leases where a single payment is received to cover 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
properly leased cul under an operating lease is recognised

as revenue on a straight-line basis over the lease term. Lease
incentives, such as rent-fres 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 adjustmenls based on open markel
estimated rental values are recognised, based on management
estimates, from the rent review date in relation to unsettled rent
reviews, Contingent rents, being those lease payments that are
ot tixed 3t the inception of the lease, including for example
turnaver rents, are recognised in the periad in which they

are earned.

Lease modifications are defined as a change in the scope of

a lease, or the cansideration of a lease, that was not part of

the ariginal lerms and conditions of the lease. Moditications ta
operating leases the Group holds as a lessor are accounted for
from the effective date of the modification. Modifications take into
account any prepaid or accrued lease payments relating to the
original lease as part of the lease payments for the new lease.
The revised remaining consideration under the modified lease

is then recognisad in rental income on a straight-line basis

over the remaining lease term.

Concessions granted to tenanls where rent has been reduced
or waived for a specified period are accounted for as lease
modifications. Concessions granted to tenants which allow the
deterral of rent payments to the Group are not accounted for
as lease modifications on the basis there is no change to the
consideration or scope of the lease.

Surrender premia for the early termination of 3 tease are
recognised as revenug when the amounts become conlractuaily
due, net of dilapidations and non-recoverable outgoings relating
to the lease concerned.

The Group applies the five-step-rmodel 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 predomunantly to the provision
of asset management, property management, development
management and administration services to jaint ventures,
Pertormance fees are racognised at the end of the performance
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period when the performance obligations are mel, the fee amaunt
can be estimated reliably and it is highly probable that the fee

will be received. Perfarmance fees are based on property
valuations compared to external benchrmarks at the end of

the reporting period.

Proceeds from the sale of trading properties are recogmsed
when control has been transferred to the purchaser. This
generally occurs on completion. Proceeds trom 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 column of the
incame statement.

Taxation

Current tax is based on taxable profit for the year and is caleulated
using tax rates that have been enacted ar substantively enacted
at the balance sheet date. Taxable profit differs from net profit
as reported in the incame statement because it excludes items
of income or expense that are not taxable for tax deductible).

Deterred tax is provided on items that may become taxable in the
future, or which rmay be used to offset against taxable profits in

the future, on the temporary differences between the carrying
amounts of assets and liabilities for financial reporting purposes, -
and the amounts used for taxation purposes on an undiscounted
basis. On business combinations, the deferred tax effect of

fair value adjustments is incarporated in the consolidated

balance shest. ’

Deferred tax assels and liabilities are netted off against each
other in the consolidated balance sheet when they relata to
income taxes levied by the same tax authority on different taxable
entities which intend to either settle current tax assets and
tiabilities on a net basis.

Employee costs

The fair value of equity-settled share-based payments to
employees is determined at the date of grant and is expensed on
a siraight-line basis over the vesiing period, based an the Group's
astirnate of shares or options that will eventually vest. For all
schemes except the Group's Long Term fncentive Plan and Save
As You Earn schemnes, the fair value of awards are equal to the
market value at grant date. For apticns and performance shares
granted under the Long Terem Incentiva Plan, the fair values are
determined by Monte Carlo and Black-Scholes madels. A Black-
Scholes model is used for the Save As You Earn schemes.

Defined benefit pension scheme assets are measured using

fair values. Pension scheme liabilities are measured using the
prajected unit credit method and discounted at the rate of return
of a high-quality corporate bond of equivalent term to the scheme
liabilities. The net surplus [where recoverable by the Groyp) or
deficit is recagnised in full in the consolidated balance sheel.

Any asset resulting from the calculation is imited ta the present
value of available refunds and reductions in future conlributions
to the plan. The current service cost and gains and losses on
seliternent and curtailments are charged to Underlying Prafit
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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 oceur and are presented in the consolidated statement
of comprehensive income.

Contributions to the Group's defined contribution s¢hemes are
expensed on the basis of the contracted annual contribution,

Government grants

Government grants are recognised when there is reasonable
assurance that the grant will be received and all atiached
conditions will be complied with. A grant that relates {0 an
investment or development property is deducted from the cost of
the relevant property, thereby increasing the gain recogmsed on
disposal or revaluation of the property. A grant that relates to an
expense item is recognised as income on a systematic basis gver
the periodis] that the related costs are expensed.

Critical accounting judgements and key sources cf estimation
uncertainty

In 2pplying the Group's accounting policies, the Directors are
required to make critical accounting judgements and assess
key sources of estimation uncertainty that affect the financial
statements.

The general risk enviranment in which the Group operates has
rernained heightened during the period due to the continued
impact of Covid-19, and the emergence of the UK economy from
the pandemic, including related challenges i parts of the UK
retail market and macrgeconomic headwinds through rising
inflatian. Despite this the general risk environment is considered
to have improved during the year, with the Lifting of lockdown
restrictions resulting in improvernent in activity across the
Group's segments, rents stabilising, impraved rental callection
rates and foatfall and sales in retail parks returning close to,
and in sorme cases above, pre-pandemic levels.

The emergence of the conflict in Ukraine in February 2022 has led
to increased global economic uncertainty with sanctions impaosed
upon Russia and heightened political and diplomatic tensions.
The Directars do not consider the conflict at this stage to have
had a material impact on the Group’s financial statements owing
to the nature of the Group’'s UK focused operations and limited
exposure ta Ukrainian and Russian businesses. Additionally,

aur valvers consider there ta be no current evident impact of the
conitict on the UK property sector. The Oirectors and our valuers
are closely monitaring the conflct for any future developments
that may change the risk environment in which the Group
aperates.

Key sources of estimation uncertainty .
Valuation of investment, development, trading and owner-occupied
properties: The Group uses external professional valuers to
determine the retevant arnounts. The primary source of evidence
for preperty valuations should be recent, comparabie market
transactions on an arm's length basis. However, the valuation of
the Group's property portfolio are inhecently subjectve, as they are
based upan valuer assurnptions and estimations that form part of
the key unobservable inputs of the valuatian, which may prove to be
naccurate, Further details on the valuers assumptions, estimates

178 British Land Annual Report and Accounts 2022

The British Land Company PLC 00621920

and associated key unobservable inputs sensitwity disclosures,
have been provided in Note 10,

impairment provisioning of tease debtars lincluding accrued

income) and lease incentives, which are presented within

investrment praperties: The impact of and emergence from

Covid-19 has given rise to anincrease in lease debtors due !
from tenants along with higher loss rates. however these are

continuing to decrease as the impact of the pandemic recedes.

Consequently, for the year ended 31 March 2022 the impairment !
pravisions calculated using the expected credit toss madel under

IFRS 9 agains! these balances are lower than in the prior year.

The key assumptions within the expected credit ioss model

inctude the tenants’ credit risk rating and the related loss

rates assumed for each risk rating depending on the historical !
experience collection rate and the ageing profile. Tenant risk

ratings are determined by managemenl, 1aking inlp consideration

information available surrounding a tenant’s credit rating, ) '
financial position and historical less rates. Tenanis are classified

as being in Administration or CVA, high, mediurm or fow risk

based on this information. The assigned loss rates for these risk

calegories are reviewed al each balance sheet date and are based

on historical experience collection rates and future expectations

of collection rates. The same key assumplions are applied in

the expected credit loss model for tenant incentives, without the

consideration of the againg profile which is not retevant for these

balances. The loss rates attributed to each credit risk rating for

tenant incentivas 1ends to be lower than that attributed to lease

debtors on the basis that the associated credil risk on these

halances, which relate to the tenant’s future lease Liabilities, I
is lower than that associated to tenant debtors outstanding

as a result of Covid-19.

Sens#ivity disclosures have been provided relaling lo lease
debtors in Note 13 and lease incentives in Note 10.

Dither sources of estimation uncertainty that are not key include

the valuation of interest rate derivatives, the determination of

share-based payments, the actuarial assumptions used in

calculalting the Group's relirement benefit obligaticns and !
taxation prawsions.

Critical accounting judgements
The Directors do not consider there to be any critical accounting
judgernents in the preparation of the Group's financial staterments.

The foltowing iterns are angoing areas of accounting judgement,
however, the Directors do not consider these accounting
judgements tg be critical and sigreficant accounting judgernent
has nat been required for any of these items in the current
financial year.

REHT status: Brilish Land 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 incarne is

distributed as a dindend to shareholders, which becomes taxable in

their hands_ In addition, the Group has o meel certain conditions

such as ensuring the property rental business represenits mare

than 75% of total profits and assets. Any potential or proposed

changes to the REIT legislation are monitored and discussed with



1 Basis of preparation, significant accoeunting policies and
accounting judgements continued

HMRC. [t is management's intention that the Group will continue as
a REIT for the foresezable future.

Accounting for joint ventures; In accordance with

IFRS 10 ‘Consolidated Financial Staternents’, IFRS 11 "Joint
Arrangements’, and IFRS 12 'Disclosure of interests in Other
Entities” an assessment is required to determine the degree of
control or influence the Group exercises and the form of any
contrel to ensure that the financial statement treatment is
appropriale The assessment underlaken by management
includes consideration of the structure, legal form, contractual
terms and other facts and circumstances relating 1o the retevant
entity. This assessment is updated annually and there have been
no changes in the judgement reached in relation ta the degree

of control the Group exercises within the current or prior year. An
assessment was performed in respect of the Canada Waler Joint
Venture transaction that occurred in the year ended 31 March
2022 see Note t1). Group shares in joint ventures resutting from
this process are disclosed in Note 11 to the financial staternents.

Jointventures are accounted far under the equity methad,
whereby the consolidated-balance sheet incorporates the Group's
share of the net assets of its joint ventures and associates.

The consolidated income statement incorporales the Group's
share of joint venture and associate profits after lax.

Accounting for transactions: Property transactions are complex
in nature and can be materiat to the financial staternents.
Judgements made in relation to transactions include whether an
acquisition is a business combination or an asset; whether held
for sale criteria have been met for transactions not yet completed;
accounting for transaction costs and contingent consideration;
and application of the concept of linked accounting. Management
consider 2ach transaction separately in order to determine the
most appropriate accaunting treaiment, and, when considered
necessary, seek independent advice. In this regard, management
have considered the accounting of the Canada Water Joint
Venlture transaction in the year ended 31 March 2022

[see Note 11].

Consideration of climate change

In preparing the financial statements, the impact of climate
change has heen considered, particularly in the context of the
Task Force on Climate-related Financizl Disclosures [TCFD')
included within the Sustainability section of the Strategic Report
and the Group's stated target of net zero carbon emissions by
2030 under the 2030 Sustainability Vision. Whilst nating the
Group's cammitment to sustainability, there has not been a
material impact on the financial reporting judgements and
estimates arising from our considerations, which include physical
climate and transitional risk assassments conducted by the
Group. This is consistent with our assessment that climate
change is ot expected to have a matenal impact on the
cashilows of the Group, including those included within the
going concern and viability assessments in the medium term.
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Notwithstanding this, the following should be noted, whichis
relevant to understanding the impact of climate change on the
financial statements:

- As parl of the Group’s 203Q Sustainability Vision, under which
the Group's transition vehicle commits the expenditure of £40
per tonne of embodied carban within developments, the Group
comimitted £16m in the year ts 31 March 2022 [31 March 2021:
£9ml, with £1m in the year to 31 March 2022 {31 March 2021:
£nill spent on qualifying aclivities to mitigate the impact of
climate change on the standing portfotio, such as electrfication
of buildings, improved insulation, and LED lights. As at 31
March 2022, £15m remained comrmnitted to future mitigation
capital expenditure [31 March 2021: £9m| [see Note 22 for.
further details}.

- As part of the valuation process, the Group has discussed
the impact of sustainability and Environmental, Social and
Governance facicrs with the external valuers wha value the
invesiment and development properties of the Group. The
physical climate and transitional risk analysis conducted by the
Group has been shared with, and discussed with, the valuers
as part of the six-manthly valuation pracess |see Note 10
far further details). As such, the impact of sustainability and
Environmentat, Social and Governance factors is considered
as part of the valuatian process, to the extent possible market
participants would, and is included within the derived valuatian
as at the balance sheet date. The Group ensures that to the
tullest extent possible, the four valuers are materially
consistent in their application of the consideration of
these factors on ithe properiy valuations.

The Group has purchased carbon credits in the year fo offset
the embodied carbon impact of developments — making owr
developments carbon neutral. The costs of purchasing these
credits were capitatised as part of the cost of the development,
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Notes to the Accounts continued

2 Performance measures

Earnings per share

The Group measures financial pecformance 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
{including dilution adjustments] for each performance measure are shown below, and 2 reconciliztion between these is shown withia
the supplermentary disclosures (Table Bl.

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS profit after taxation attributable lo shareholders of
the Company excluding investment and development property revaluations., gains/losses on investing and trading property disposals,
changes in the {air value of financial instruments and associated close-out costs and their related taxation.

Underlying earnings per share is calculated using Underlying Profit adjusted for underlying taxation [see Note 7), with the dilutive
measure being the primary disclosure measure used. Underlying Profit is the pre-tax EPRA earnings measure, with additional Cornpany
adjustments for items which are considered to be unusual and/ar significant by virtue of their size and nature. In the current year to

31 March 2022, a £29m surrender premium payment and a £12m reclassification of foreign exchange differences were excluded from
the calculation of Underlying Profit [see Note 3 and Note 6, respectively, for further details|. There was no tax effect of these Company
adjusted items. No Cormpany adjustments were made in the prior year to 31 March 2021.

2022 2021
Relevant Relevant
Relevant humber Earnings Relavant number Earnings
N earninygs of shares per share earnings. of shares per shara
Earnings per share £m mitlion bence fm million pence
Underlying
Underlying basic 255 927 275 175 927 89
Underlyingdiluted 77 77 - 255 930 - 274 175 930 T T
EPRA
EPRA basic 238 927 257 175 927 18.9
EPRA diluted 238 930 25.6 175 930 188
IFRS
Basic 958 927 1023 [1.031] 927 112}
Diluted 958 230 103.0 [1.031] 927 11112

Net asset value :

The Group measures financial position with reference to EPRA Net Tangible Assets {'NTA'), Net Reinvestment Value 'NRV') and Net
Disposal Value | NDV'). The net assets and nuenber of shares for each performance measure is shown below. A reconciliation between
IFRS net assets and the three FPRA net asset valuation metrics, and the relevant number of shares for each performance measure, is
shawn within the supplementary disclosures [Table B). EPRA NTA is a measure that is based on IFRS net assels excluding the mark-ta-
market on derivalives and related debt adjustments, the carrying value of intangibles. the mark-to-market on the convertible bonds, as
well a5 deferred taxation an property and derivative valuatians. The metric includes the valuation surplus on trading properties and is
adjusted for the dilutive impact of share optiens.,

022 2021
Relevant Net asset Relevant Nel assat
Relevant number value per Relevant number ol value per
net assels of shares share nel assety shares share
MNet asset value per share £m millisn pence Em millian pance
EPRA
EPRANTA 8,771 932 727 4050 933 648
EPRA NRY 7,403 932 794 6.599 £33 707
EPRANDV 6,542 932 702 5.678 933 609
IFRS
Basic 5,733 927 726 5983 927 645
Diluted 6,733 932 722 5,983 733 541

Total accounting return
The Group also measures financiat performance with reference to total accounting return This is calculated as the movemnent in EPRA
NTA per share and dividend paid in the year as a percentage of the EPRA NTA per share al the siart of the year.

22 2021
Increase in  Dividend per Tatal Decrease in  Oividend per Total
NTA per share share paid accoumling  NTA per share share paid accounting
pence ponce retura pence pence rewrn
Total accounting return 79 16.96 14.8% 1125) 8.40 [15.1%]
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3 Revenue and costs

2022 21
Capital Capital
Underlying and olhar Tatal Underlying and oiher Total
£m Em £m £m fm £{m
Rent receivable 332 - 332 370 - 370
Spreading of tenant incentives and contracted rentincreases 5 - 5 7 - 7
Surrender premia’ 1 129) [29) - - -
Gross rental income 338 129} 309 77 - 377
Trading properly sales proceeds - 9 9 - - -
Service charge income 62 - &2 bi - 1A
Management and perfermance fees [from joint ventures] 9 - 9 7 - 7
Other fees and commissions 21 - 21 20 - 20
Revenue 430 {20) 410 468 - 468
Trading properly cost of sales - {9 9 - - -
Service tharge expenses 155] - [55] 1591 - {591
Property operating expenses 154} - (54) (451 - (45)
Release (provisions] for impairment of trade debtors and accrued
income 7 - 7 1521 - {s2t
Prowisions far impairment of tenant incentives and conltracted
rentincrpases 1) - 11 (8} - 18)
Other fees and cornmissions expenses 17 - {171 (18] - 116}
Costs L oL . (1200 [9] (1291 (180 -, . .\180)
310 129) 281 288 - 298

. On 3% August 2021, the Group undertook a leasing transaction with two unirelated parties in relation to ane of its investment properties. The transaction was cormmercially
beneficial and resulted in an overall increase in the net assets of the Group It involved a £2%0n paymend ta one party for the surrender of an agreement for lease, with a
subsequent precum of E29m received for the grant of a new agreement for lease for the same properly with another party meaning the transaction was cash neutral. In line
with Lhe requirements ol IFRS 15, and due o the unrelated parties in the transaction, the Graup is required to account for the elements of the transaction separately, and as
such an associaled £29m surrender premium payment was recogmsad in full through the income statement in the year. Owing o the unusual and significant size and nature of
the payment and in line with the Group's accounting policies the payment has been included within the Capital and other colurnn of the income statement. The £29m surrender
premium received was inlially recognised as deferred sncome o0 the balance sheet, with tha remeasured amaount as at 31 March 2022 principally within other non-current
liabilities [see Note 15).

The cash element of net rental income [gross rental income tess property operating expenses) recognised during the year ended

31 March 2022 from properties which were not subject to a sacurity interest was £232m [2020/21. E202m]. Property operating expenses
relaling to invesiment properties that did not generale any rental income were £nit [2020/21. Enill. Contingent rents of £6m [2020/2%: E5m)
thai contain a variable lease payment were recognised in the year.

Further detail on the provision for impairment of trade debtors, accrued income, tenant incentives and contracted rent increases is
disctosed in Note 10 and Note 13. '

4 Valuation movements on property

2022 2023
tm Em
Consolidated income statement

Revaluation of properties &7 1884l
Revaluation of owner-secupied properties ' - {2)
Revaluation of properties held by jeint ventures accounted for using the equity methed! 162 1409)
633 [1.287)

Consolidated statement of comprehensive income
Revaluation of owner-occupied properties i i
633 [1.298)

1. Cornprises net valuation movernent of £110m and realisation of gain en disposal of assets inta joint ventures of £52m, disclosed in further detailin Note 11,
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Notes to the Accounts continued

5 Auditors’ remuneration
PricewaterhouseCoopers LLP

2022 2021
€m Em
Fees payable to the Company’s auditors for the audit of the Company’s annual accounts 0.5 05
Fees payable to the Company’s auditors for the audit of the Company's subsidiaries. pursuant id tegistatien a1 Q.1
Total audit fees 0.5 0.6
Audit-related assurance services 0.2 02
Total audit and audit-re(ated assurance services 0.8 0.8
Other fees
Other services - -
Total 0.8 0.8
6 Net financing costs
2022 b
Em Em
Underlying
Financing charges :
Facilities and overdrafls 1200 (22
Derivatives 7% 3
Other loans £1]] [74)
Obligations under head leases 3 4]
T T D - 162) 1631
Development interest capitalised 7 7
{55] [62)
Financing income
Deposits, securities and liquid investments - -
Net financing charges ~ Underlying |55] 1621
Capital and other
Financing charges
Valuatien maovemnent on fair value hedge accounied derivatives’ (&7} {831
Valuation movement on fair valug hedge accounted debl? 61 a3
Fair value movement on converlible bonds - (3l
Valuation movement on non-hedge accounted derivatives 11) -
17) {3
Financing income
Reclassification of fareign exchange differences en dispasal of subsidiary net investment fram equity? 12 -
Valuation rmovement on non-hedge acceunted derivalives 55 15
47 15
Net financing charges - Capital and other &0 12
Net financing costs
Total financing income &7 15
Tetal financing charges {62) §65!
Net financing costs 5 150)

7. The diflerence between valuation mavernent on designated fair value hedge accounted denvatives [hedging insiruments] and the valuation mavement on fair value hedge
accouniad debt (hedged item) represents hedge ineffectiveness tor the year of E4m (2020/21: Enill. X

2 £12m has been rectassified Irom the hedging and transtation reserve to the sncome sialerment in the year ended 31 March 2022, relating to cumulative foreign exchange gains
on dispasal of the net invesiment in a foreign subsidiary.

Interest payable on unsecured bank loans and reiated interest rate derivatives was £13m (2020/21: €11ml. Interest on development

expenditure is capitalised al the Group’s weighted average interest rate of 2.4% (2020/21: 2.2%!}. The weighled average interest rate

on a proportionately conselidated basis at 31 March 2022 was 2.9% [2020/21: 2 5%).
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7 Taxation

2022 2021

£m £m

Taxation income [expense]
Current taxation
Underlying Profit
Current period UK carporation taxation [2021/22: 19%; 2020/21: 19%) f2] 2
Underlying Proiit adjustments in respect of prior periodst? 5 |24)
Total current Underlying Profit taxation income lexpense) 4 126
Capital and other profit
Current peried UK corporation taxation (2021/22: 19%; 2020/2%: 19%] - -
Capital and other profit adjustments in respect of prior periods - 12) 1
Total current Cagital and other profit taxation income (21 1
Total current taxation income [expense} 2 1251
Deferred taxation on revaluations and derivalives - 151
Group totat Yaxation incame (expense) 2 3ot
Attribuiable 1o joint veniuras? - i
Total taxation income [expense] 2 (29}
Taxation recanciliation
Profit [toss] on ordinary aclivities before taxation 958 {1,053
Less: [profit} loss attributable teo jeint ventures 1244] 358
Group profit (loss] on ardinary activities before taxation - ’ 714 (895}
Taxation on {profit} loss on ordinary activities at UK corporation taxation rate of 19% (2020/21: 19%| 1138} 132
Effects of:
- REIT exempt income apd gains 126 (134}
- Taxation losses 9 -
- Deferred taxalion on revaluations and derivatives - 5}
- Adjustments in respect of prior years k| [23)
Group total taxation income [expensel 2 [30)

1. The creditin the current year includes E4m as an adjustment ta the tax due in respeci of the suspensian an the dividend in 2020/21 and olher credits retating to prior periods of
E£2m relating Lo tax provisions in respect ot historic taxation matters and poinls of uncertainty. )

2. The charge in the prior year includes the £28m corporalion tax charge in retation to the year ended 31 March 2020 of the agreed payrment with HMRC for temporarily
suspending the dwidend due to Covid-19, offset by other credits in respect of prior periods of £4m relating to tax provisions in respect of historic Laxation makters and points
of uncertainty.

3. Acurrent taxalion income of £qil (2020/21: £1m and a deferred taxation credit of Enil [2020/21: Enill arase on profits attributable o jeint ventures,

Taxalion incorne attributable to Underlying Profit for the year ended 31 March 2022 was E4m (2020/21: £26m expense). Taxation expense

attributable to Capital and ather prolit was £2m [2020/21: E1m income]. Corporation tax receivable as at 31 March 2072 was E3m

12020/21; £7m payable] as shown on the balance sheet.

AREITis required to pay Praperty Income Distributions |'PIDs’] of at least 90% of the taxable profits [rom its UK property rental business
within 12 months of the end of each accounting period.
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Notes to the Accounts continued

8 Staff costs
. . : 012 202
Staff costs linciuding Directors] tm £m
Wages and salaries 8¢ 53
Sacial security cosls 8 7
Pensian costs S 3
Equity-settied share-based payments . 7 3
- 79 &6

The average monthly number of employees of the Company during the year was 344 [2020/21: 326). The average manthty number of
Group employees, including those employed directly at the Group’s properties and their costs recharged to temants, was 636 [2020/21.
634), The average monthly number of employees of the Company within each category of persons employed was as follows: Campuses:
36; Retail & Fulfilment: 2%; Developments: 41; Storey: 9; Support Functions: 229. The average monthly number of employees of the
Graup within each categary of persons employed was as follows: Campuses: 36; Retail & Fulfilment: 29; Developments: 41; Storey: 9.
Support Functions: 229; Property Management: 292.

The Executive Directors and Non-Executive Oirectors are the key managzment personnel. Their emoluments are disclosed in the
Remunaration Report on pages 127-153.

Staff costs - — -

The Group's equity-settled share-based payments comprise the following:

Scheme Fair value measure

Lang Term Incentive Plan I'LTIF] Menie Carlo model simulation and Black-Scholes option valuation models

Resiricted 'Share Plan RSP T T Market vatue at grant date T

Save As You Earn schemes ['SAYE'[ Black-Schales oplion valuation madel

The Group expenses an estimate of how many shares are likely to vest based on the market price at the date of grant, taking account
of expected performance against the relevant performance targels and service periods, which are discussed in further detail in the
Remuneration Report.

During the year and the pricr year the Greup granted performance shares under its Long Terrn Incentve Plan scheme. Performance
conditions are measured over a three-year period and are a weighted blend of Total Shareholder Return { TSR], Tatal Property Return
['TPR’) and Total Aceounting Return { TAR'] see Directors” Rermuneration Report for detailsh. For non-markel-based performance
conditions, the Group uses 3 Black-Seholes opuion valuation method to obtain fair values, For market-based performance conditions,

a Monte Carlo modet is used as this provides 3 more accurate fair value for these performance conditions. The key inputs used to abtain
fair values for LTIP awards are shown below.

1 September

22 June 2021 1 August 2021 0N 22 June 2020

Awardswilh  Awardswilh  Awards with  Awards with Awards with  Awards with

holding na holding hotding no holding hotding ne helding

period periad period period pericd period

Share price £5.17 £€5.17 £5.20 £5.42 g4 9 £4.09
Exercise price £0.00 £0.00 £0.00 £0.00 €000 £0.0o0
Expected volatility 36.6% 6.6% I7.9% 37.4% 28.3% 28.3%
Expecied term lyears) k] 3 3 3 3 3
Dividend yield . 0.0% 0.0% 0.9% 8.0% 0.0% 0.0%
Risk free interest rate 0.2% 0.2% 0.1% 0.2% 0.0% 00%
Fair value - TSR Tranche FTSE 350 £2.36 €£2.88 £2.75 £2.79 E1.01 E1.18
Fair value - TSR Tranche FTSE 100 £2.42 £2.95 £3.01 £3.20 £1.30 £1.51
Fair value - TPR and TAR Tranches £4.24 £5.17 £4.26 £5.42 £3.51 E409

Moverments in shares and options are given in Note 20,
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The British Land Company PLC 10621920

¢ Pensions

The British Land Group of Companies Penssion Schermne [‘the scheme’) is the principal defined benefit pansicn scheme in the Group.
The assets of the scheme 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 Schemae), it is not planned to admit new employees to the scheme and during the prior
year the scheme was closed to future accrual, effective 1 September 2020. Active members were therefore moved to deferred status in
the prior year with future pension contributions payable to the Defined Contribution Pension Schemes of the Group.

The Group has two other small defined benefit pansion schemes. There are alsa two Defined Contribution Pension Schemes.
Contribytions tw these schemes are at a flat rate of salary and are paid by the Company.

The tolal net pansion cost charged for the year was £5m [2020/21: £3ml, of which £5m {2020/21: £5m)] relates to defined contribution
plans, Enil (2020/21: E1rm relates to the current service cost of the defined benefit schemes and Enil 12020/21: credit of £3m] relates (o
a curtailment gain, presented as a past service cost, as a result of the closure of the defined benefit schemes ta future accrual in the
prior yegr. '

The last full actuarial valuation of the scheme was performed by the scheme actuary, First Actuartal LLP, as at 31 March 2018. The
employer does not expect to make any payments during the year to 31 March 2023. The major assumptions used for the actuarial
valuation were:

2022 2021 2020 me 018

% pa % pa % pa % pa % pa
Discount rate 2.7 2.0 23 2.4 2.6
Salary inflation - - 39 48 49
Pensiong increase a7 34 25 33 33
Price inflation 1.9 35 2.5 34 3.4

The assumptions are that a member currently aged 60 will live on average for a further 28.0 years if they are male and for a further
29 7 years if they are female. For 3 member wha retires in 2040 at age 60, the assumptions are that they will live on average for a
lurther 29 4 years after retirement if they are male and far a further 31.1 years alter retirement if they are female.

Compasition of scheme assets

2012 2021

£m Em
Equities 37 48
Diversified growth funds 20 42
Other assels 121 48
Total scheme assets 178 178

B88.8% of the scheme assets are quoted in an active market. All unguoted scheme assets sif within equities.

The amount included in the balance sheet arising from the Group's obligations in respect of its defined benelit schemes is as follows:

2022 2021 2020 017 2018

tm £m fm Em £m
Present value of defined scheme obligations 1125} [152] {1311 1147 [147]
Fair value of scheme assets 178 178 161 160 152
Irrecoverable surplus’ [53) (28) (30 {13 15}

Amaunt recognised in the balance sheet - - - - -

1. The ret defined benelit asset must be measured at the lower of the surplus in the defined benefit schemes and the asset ceiling The asset ceiling is the present value af any
ecanamic benefits availabta in the form of refunds from the schernes or reductions 1o future contributians to the schernes. The asset ceiling of the Group's defined benefit
schemes ig Enil 12020/21; Enill, therelore the surplus in the defined benefit schemes of E53m (2020/21: £24m| is irrecoverable.

The sensitivities of the defined benefit obligation in refation to the major actuarial assumplions used to measure schame liabilities are

as follows:

Increase ldecreasel in defined
sehemg abligations

Change in 022 2021
Assumption assumplion €m £m
Discount rate +0.5% [8) {14}
Salary inflation +0.5% - -
RPlinflation +0.5% 7 12
Assumed lile expectancy +1year 4 6
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FINANCIAL STATEMENTS continued The British Land Company PLC 00621920

Notes to the Accounts continued

9 Pensions continued

Histary af experience gains and losses

2021 - 2021 2020 09 2018
£m Em £m Em £m
Total actuarial [loss] gain recognised in the consolidated statement
of comprehensive income'? - 113) - - 9
Percentage of present value on scheme liabilities - {B.6%] 10.3%) 0.1% 4.1%
1. Movements stated after adjusting for irrecaverability of any surplus.
2. Cumulative loss recogmised in the statement of camprehensive income is £53m (2020/21: £53m].
Movements in the present value of defined benefit gbligations were as {ollows:
2022 2021
Em Em
AT Aprit : {1521 (131
Current service cost . - (1]
Curtailment gain - 3
Interest cost (] . 14}
Actuarial gain [loss)
Gain lloss] from change in financial assumptions 15 (28]
Gain an scheme liabilities arising from experience - 1
Benefits paid 15 é
At 31 March [125) 1152}
"7 TMovernents in the fair value of the scheme assets were as follows:
022 2027
. £m £m
A1 Aprid 178 161
Interast inCome on scheme assets 3 4
Contributions by employer - 10
Actuanal gain i 12 9
Benefits paid 115) 18)
At 31 March 178 178

Through its defined benefit plans, the Group is exposed to @ number of risks, the mast significant of which are detailed below:

Asset volatitity

The liabilities are calculated using 2 discount rale set with reference lo corporate bond yields; if assets underperform this yield, this will

create a deficit. The scheme holds a significant portion of growth assets [equities and diversified growth funds) which, although expected
1o outperiorm corporate bonds in the long term, create volatility and risk in the short term. The allocation to grewth assets is monitored

to ensure it remains appropriate given the scheme’s long term abjectives.

Changes in bond yields ]

A decrease in corporate bond yields will increase the value placed an the scheme’s liabilities for accounting purposes, although this will
be partially offset by an increase in the value of the scheme’s bond haldings.

Inflation risk

The majority of the scheme’s benefit oblbgations are linked to inflation, and higher inflation will lead to higher liabilities l2lthough, in most
cases, caps on the level of inflationary increases are in place to protect agains! extreme inflation]. The majority of the assets are either
unaffected by or anly laosely correlated with inflation, meaming 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 expectancy will result
inan increase in the liabilities,
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10 Property
Property recanciliation for the year ended 31 March 2022
Investment
and
Retail & development Owner-
Campuses Fulfilment Develepments preperties Trading QOccypied
Level3 Leveld Level 3 Lavel Properties Level 3 Tolal
. Em £m Em Em £m £m &m
Carrying value at 1 April 2021 3,465 2,139 722 6,326 25 2 4,354
Adgitions
- praperty purchases 110 486 - 594 - - 598
~ development expenditure’ &4 3 124 ik - - M
- -capitalised interest and staff costs 2 - & B8 - - 8
- capital expendilure on asset management iniliatives 5 13 - 18 - - 18
- right-of-use assels 4 - - 4 - - ‘
185 502 130 217 - - 817
Disposals 1501) 1104 - 1605} (8] 2 [615)
Reclassificalions 181 - (181) - - - -
Revaluations included in income statement 126 N 3% 471 - - 4T
Mavement in tenant incentives and contracted rent uplift
balances 21 2 - 23 - - 23
Carrying value at 31 March 2022 3,477 2,850 705 7,032 18 - 7.050
Lease liabilities (Notes 14 and 15)2 (105)
Less valuation surplus on right-of-use assets? (9]
Valuatien surplus on trading properties B—s o cams -
Group property portfolio valuation at 31 March 2022 8,944
Non-contralling interests (18]
Group property portfolio vatuation at 31 March 2022 attributable to shareholders 5,929

1. Development expenditure includes government grants received for the development of affardable and social housing of Lém.
2. The £26m dilference between lease liabilities of £109m and £131m per Motes 14 and 15 relates to a E26m lease liability where the right-of-use asset is classified as property,

plant and equipment.

3. Relates 10 properties held under leasing agreements. The fair value of right-of-use assets 15 determined by calculaling the present value of net rental cash flows over the term
of the lease agreements. IFRS 14 Aight-ol-use assels are nat externally valued, iheir fair values are determined by management, and are therefore not included in the Group

property portiolio valuation of £6,944m above.

Additions include capital expenditure in response te climate change, in line with our Sustainability Strategy to reduce both the embodied
carbon in our developments and the operational carbon across the Group's standing property portfolio. Far further details, refer to the

Sustainability section of the Strategic Repert on pages 38-59.

The Group entered into a Joint Venture agreement with AustralianSuper on 7 March 2022 in relation to the Canada Water Campus,
resulting in the Group disposing of E474m of investment and development properties and a resulting gain in the Capital and other
column of the consolidated income statement of £44m.

As further explained in Note 21, from 1 April 2021, the Group now reports under wo operating segrments, Campuses and Retail &

Fulfilment, in addition to Development properties which are disclosed separaiely due to the differing basis of valuation as discussed

ingfurther detail within this note. Within this note, the comparative figures have therefore been restated in the retevant disclosures.
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FINANCIAL STATEMENTS continued

The British Land Company PLE DD621920

Notes to the Accounts continued

10 Property continued
Praperty recongiliation for the year ended 31 March 2021

frvestmenl

Reslated and
Rastated Retail & development Ownesr-
Campuses Fulfilment Developments properties Trading Occupied
Level 3 Level ] Leveld Leval 3 Properties Level 3 Total
Em Em £m Em £m £m Em
Carrying value at 1 April 2020 430 3,188 459 8188 20 48 8,276
Additions
- property purchases - 52 - 52 - - 52
- develepment expenditure 22 3 76 101 - 3 104
- capitalised interast and staff costs 4 - 7 1 ~ - 1
- capital expenditure on asset management initialives g 19 & 34 ~ - 34
= right-of-use assets 2 - - 2 - - 2
37 74 89 200 - 3 203
Disposals [699) 1421 no} £1130) - 166) 11,198)
Right-of-use assets dispasals 136} - - 138) - - 138
Reclassifications 6 - {22) {6} é - -
Revaluations included in income statement 1189) 17031 [ 18861 - ld] (888}
Revalyations included in OC| - - - - - il i
Movement in tenanl incentives and contracted rent uplift
balances (si 1 - {6] - - (4]
Carrying value at 31 March 2021 3.465 2139 722 6326 25 2 6,354
| ease iZbilili€s [Not@s T4and 15—~ =~ ——" "= —7 77— —" ~ ) ' ’ 11081
Less valuation surplus on night-of-use assets? (8l
Valuation surplus on trading properties 9
Sroup property portfolio vatuation at 31 March 2021 6,247
Non-controlling interests n37)
Group praperty portfolio valuation at 31 March 2027 attributable to shareholders 5.1t0

1. The £25m difference between lease lizbilities of E108m and £133m per Notes 14 and 15relates Lo the [25m lease liability where the right-of-use asset is classified as property,
plant and equipment

2. Relates lg propecties hetd under leasing agreements. The fair value of right-of-use assets is determined by calculating the present value of net rental cash Agws over the term
of the lease agreemenits. IFRS 16 right-cf-use assets are not externally valued. their far values are determined by managernent, and are therefore not included in the Group
property partfolio valuation of £6,247m above. |

Property valuation

The different valuation methaod levels are delined belaw:

Level 1:  Quoted prices [unadjusted] in active markets for identical assets or liabilities.

Level2:  Inputs ather than quoted prices included within Level 1 that are observable for the asset or liability, either directly
li.e. as prices) or indirectly [i.e. derived from prices).

Level 3:  Inputs for the assel or Liability that are not based on observable market data lunebservable inputs).

These levels are specified in accardance with IFRS 13 'Fair Value Measurement’. Property valuations are inherently subjective as

they are made on the basis of assumptions made by the valuer which may noi prove fo be accurate. For these reasons, and consistent
with EPRA’s guidance, we have classified the valuations of our property portfolio as Level 3 as defined by IFRS 13. The inputs to the
valuations are defined as 'unobservadle’ by IFRS 13. These key unobservable inputs are net equivalent yield and estimated rental values
for investment and owner-occugied properties, and costs te complele for development praperties. Further analysis and sensitivity

disclosures of these key unobservable inputs have been included on the follawing pages. There were no transfers between tevels in
the year.

The Group's total property partfolio was valued by external valuers ar the basis of fair value, in accordance with the RICS Valuation -
Global Standards 2022, published by The Royal institution of Chartered Surveyors.
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14 Property continued

The general risk environment in which the Group operates has remained heightened during the period due to the continued impact of
Covid-19. and the emergence of the UK economy from the pandemic, including retated challenges in parts of the UK retail market and
macroecanomic headwinds through rising inflation. Despite this the general risk environment is considered 1o have improved during
the year, with the lifting of lockdown restrictions resuiting in irmprovement in activity across the Group’s segments, rents stabilising,
improved rental collection rates and footfall and sales wn retail parks returning close to, and in some cases above, pre-pandemic levels.

The emergence of the conflict in Ukraine in February 2022 has led ta increased global ecanamic uncertainty with sanctions imposed
upon Ruksia and heightened pelitical and diplornatic tensions. The Directors do not consider the conflict at this stage te have had a
matenal impact on the Group's financial statements, owing to the nature of the Group's UK focused cperations and Limited exposure

to Ukrainian and Russian businesses. Additionally, cur valuers consider there to be no current evident impact of the conflict on the UK
property sectar. The Directors and our valuers are closely manitaring the conflict for any future developments that may change the risk
environment in which the Group cperates.

In preparing their valuations during the pandemic lackdown periads in 2020/21, our vatuers had considered the impact of concessions
agreed with tenants at the relevant batance sheet date. which mainly related to rent deferrals and rent-free periods, on vatuations,
primarity of retail assets With the lifting of lockdown restrictions during 2021/22, the number of concessions agreed with tenants

has decreased and following the cessation of the gengral moratorivm on commercial evictions and restrictions on commercial rent
arrears recovery on 25 March 2022, the valuers have assumed that rental income wiil be received, unless there are specific cancession
agreements in place. The valuers have also given consideration o occupiers in higher risk secters, and those assumed to be at risk of
defavlt, in determining the appropriate yields to apply.

The information provided to the valuers, and the assumptions and valuation models used by the valuers, are reviewed by the property
portiolio team, the Head of Real Estate and the Chief Financial Officer. The valuers meet with the external auditars and also present
"directly to'the Aldit Committee at The intérim and year-end review of results. Further details of the Audit Commitiee’s responsibilities

in relation to valuations can be found in the Report of the Audit Commitiee on pages 120-126.

Invesiment properties, excluding properties held for development, are valued by adopting the ‘investment method’ af valuation.

This approach invalves 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 capitatisalion yields and future rental values are based on comparable property
and leasing transactions in the market using the valuers’ professional judgement and market observation. Other factors taken into
account in the valuations include the tenure of the property, tenancy details and ground and structural conditions.

In the case of ongaing developments, the approach applied is the ‘residual method” of valuation, which is the investrment method of
valuation as described above, with a deduction for all costs necessary to comnplete the development, including a notional finance cost,
together with a further allowance for remaining risk. Properties held for development are generally valved by adopting the higher of
the residual method of valuation, allowing for all associated risks, or the investment method of valuation for the existing asset.

The valuers of the Group’s property portfclio have a warking knowtedge of the various ways thal sustainability and Envirenanental, Social
and Governance factars can impact value and have considered these, and how market participants are reflecting these in their pricing, in
arriving at their Opinion of Value and resulting valuations as at the balance sheet date These may be:

- physical risks;
- transition risk related to policy or legislation to achieve sustainability and Environmental, Sociat and Governance targets; and
- risks reflecting the views and needs of market participanis.

The Group has shared recently conducted physical climate and transitionzl risk assessments with the valuers which they have reviewed
and taken into consideration ta the extent that current market pariicipants would.

Valuers abserve, assess and monitor evidence from market activities, including market {investor] sentiment on issues such as
longer-term obsalescence and, where known, future Environmental, Sccial and Governance related risks and issues which may
include, for example, the market's approach to capital expenditure required to maintain the utility of the asset. In the absence of reliable
benchmarking data and indices for estimating costs, specialist advice on cost management may be required which is usually agreed
with the valuer in the terms of engagement and without which reasonable estimates/assumptions may be needed to properly reflect
market expectabons in arriving at the Opinion of Value.
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Notes to the Accounts continued

10 Property continued

Copies of the vatuation certificates of Knight Frank LLP, CBRE. Janes 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 is Shown below:

022 2021
Joint Jaint

Group ventures Taolal Group ventures Total
£m £m €m Em £m Em
Knight Frank LLP 1,387 37 1,424 1,375 L0 1415
CBRE 1,906 448 2,354 1,642 124 1,766
Jones Lang LaSalle 3,330 &38 3,948 849 5046 1,355
Cushman & Wakefield N 2,615. 2,736 2,38 2378 4,759
Total property portfolio valuation 6,944 3,538 10,482 6,247 3,048 9,295
Non-controtling interests [15) - 1151 137 124) 11463]
Total property portfolio valuation attributable to shareholders® 6,929 3,538 10,447 6,110 3022 9.132

1. The totat property portfalio valuaiion for joint ventures is £3,538m, compared to the total invesiment and trading properties of £3.543 disclosed in Nate 11. The £3.545m

includes E13m oftrading properties and excludes £1%m of headleases, toth at Group share.

Information about fair vatue measurements using unobservable inputs [Level 3] for the year ended 31 March 2022

Fair value al ERV per sq H Equivaient yield Costs Lo complete par =q It
31 March 2022 Valuation Min Max Average Min Max  Average Min Max Average
Investment &m technigue [4 € € L) Y % £ € €
Campuses Investment N
B 3.41%  methodolegy 9 159 56 3 7 [ - 234 24
Retail & Fullilment fnvestment
2,794  methodology 2 30 17 2 13 & - 34 7
Developments Residual
705 methodotogy 27 88 75 ] 5 4 214 812 39
Total 4,918
Trading properties
at fair value 25
Group property
portfolic valuation 6,944

Information about fair value measurements using unobservable inputs (Level 3] for the year ended 31 March 2021

; Fesllaﬂd ERY per sq i Equivalent yisld Cosls Lo complele persq i
i t
n :lar:: :E;! Valuatian Min Max Average Min Maz  Average Man Max  Bvprige
Investment Em technique £ £ 4 % % % [ £ £
Campuses' Investment

3,005 methodology 2 17 58 4 [ 5 - 475 97
Retail & Fulfitment Investment

2,080 methodology 2 a2 17 5 14 8 - 46 10
Developments Residual

1,127 methecdology 45 62 77 L 14 6 2 89 48
Total 4.212
Trading properties
at fair value 35
Group property
pertfolio valuation 6,247

1. Includes cwner-occupied.
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Information about the impact of changes in unobservable inputs (Level 3] on the fair value of the Croup's property portfolio for the

year ended 31 March 2022

impact on valuations

Impact on valuatisns

Fair value at Impacl on valuations
a1 Mareh 2022 +5% ERV -5% ERY -25bps NEY  +Z5bps NEY +5% costs 5% rosts
£m £m £m £m £m £m £m
Campuses’ 3,445 137 (134] 231 (205) ] [3)
Retail & Fulfitment 2,794 115 (114} 144 1127) 2 (2)
Developments 708 59 159} 85 {74) 39 [38]
Group property portfolio valuation 6,944 311 (309} 460 140%) 44 (431

1. Includes trading properties at fair value

Information about the impact of changes in unobservable inputs [Level 3) on the fair value of the Group’s preperty portfolio for the

year ended 31 March 2021

Resiated impacl en valuations impact on valuations |mpaci on valuations
Fair value ai

31 March 2021 +5% ERV -5% ERY -25bps NEY  +25bps NEY -5% eostg +5% cagls

Em £m Em Em £m Em £m

Campuses! 3.051 130 {151 199 177 7 (7l
Retail & Fulfitment 2,080 79 (78 73 (89] - -
Developments 1,116 105 107 153 (137 96 (98}
Group property partfotio valuation 6,247 314 1334 425 [383) 103 {105}

1. Includes trading properties at fair value.

All other factors being equal: _

- ahigher equivalent yietd or discount rate would lead to a decrease in the valuation of an asset;

- anincrease in the current or estimatad future rental stream would have the effect of increasing the capital value; and

- anincrease in the cosis to 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 impacl on these changes.

Provisions for impairment of tenant incentives and contracted rent increases
A provision of E23m (31 March 2021: £23m| has been made for impairment of tenant incentives and contracted rent uplift balances

lcontracted rents). The charge to the income statement in relation to write-offs and provisions for impairment far tenant incentives
and contracted rents was £1m [2020/21; E8m) (see Note 3|. The Directors consider that the carrying amount of tenant incentives is
approximate to their fair value. -

The tables below summarise tenant incentives and contracted rent increase balances and associated expecied credit losses grouped by
credit risk ratings. The split between Campuses and Retail & Fulfilment has been disclosed on the basis that Carnpuses balances have a
lower assumed credit risk as a result of the impact of Covid-19 in comparison to Retail & Fulfilment tenants and relate to the significant

majority of tenant incentive balances at year end with an immaterial provision for impairment applied.

2022
Campuses Retail & Fulfitlment Tolal
Tenant Net tenant Tenant Nettenant Tenant Nat lenant
o incentives’ Provision incentives incentives'  Provision incentives incentives'  Pravisian incentives Percentage
Credit risk &m £m £m £m £m £m £m Em €m provided*
CVAY Administration - - - & 14} - 4 (4] - 100%
High 1 b)) - 19 M7 2 20 (18] 2 90%
Medium ' 1 - 1 ¢ i) a 10 m 9 10%
Low 84 - 84 51 - 51 135 - 135 -
Total Group 86 1) 85 83 22) 61 169 23] 146 14%
Joint ventures 77 {3} 74 22 16) 17 100 (sl 91 9%
Total 143 14) 159 106 (28) 78 269 {3z 237 12%

1. The tenant incentives batance includes contracied rent increases.
2. Company Valunlary Arrangements.

3. The parcentage pravided is calculated using the unrounded tenant incentive and provision balance.
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10 Property continued

2021
Campuses Ragzii & Futlitment Tatal
Reslated Restated

Temant Restaled Restated Tenant Restated Restated Tenanl Percentage
L. incentives’ Pravision Met incantives! Prowvisiar Wet inceniives'  Prowvision Net  provided?

Creditrisk [m £m £m £m £m £m £m £m £
CVAY/ Administration - - - 4 14] - 4 14 - 100%
High 1 (1) - 22 17 5 23 (18) 3 9%
Medium 1 - 1 g ni 7 9 (3} 8 15%
Low 63 - 53 50 - 50 113 - 13 -
Total Group £5 il b4 84 (22) 42 149 1231 128 15%
Joint ventures 65 {31 62 14 {31 i 79 {61 73 8%
Total 130 |4} 126 98 125) 73 228 129} 199 13%

1. The terant incentives balance includes cartracted rent increases.
2. Compary Yoluniary Arrangements.
3. The percemlage provided is calculaled using the unrpunded lenant incentive and provision halance

The tenant incentive balance does not relate to amounis billed and therefore there is no concept of being past due. The expected credit
losses are determined in ling with the provisioning approach detaled in Note 1, with the key assumptians being the absclute probability
of less assumed for each credit risk rating and a tenant’s assigned credit risk rating. A 10% increase/decrease in the loss rates assurned
for each credit risk rating would result in a £2m increasefdecrease to provisions for impairment of tenant incentives (2020/21: £2mj. This
sensitivity analysis has been performed on medium and high risk tenants and tenants in CVA or Administration onty as the significant
estimation uncertainty is whally related to these.

A 10% increase/decrease in the percentage share of high and low risk Retait & Fulfitment tenanis” incentives only. i.e. assuming

10% of tenant incentives move frormn meadium to high risk and 10% of teaant incentives move from low to medium risk and vice versa,
would result in 8 £2m increase/decrease in provisions for impairment of tenant incentives [2020/21: £5ml. A movement in the share of
Campuses tenant incentives within each credit risk rating has not Heen considered as management believes there is less uncertainty
associated to the assumption on Campuses tenants’ credit risk ratings. A 10% increase or decrease represants ranagement’s
assessment of the reasonable possible change in loss rates and movement in the percentage share of tenant incentives within

each credit risk rating.

The table below shows the movement in provisions for impairment of tenant incentives during the year ended 31 March 2022 on a Group
and on a proportionally congolidated basis.

Prapartianally

. L. . R A . Graup consolidated
Movement in provisions for impairment of tenant incentives m em
Provisions for impairment of tenant incentives as at 31 March 2021 23 29
Increase in provisions far impairment of tenant incentives due to acquisition on 1 April 20211 ) - 2
Provisions {or impairment of tenant incentives as at 1 April 2021" 23 Eal
Wrile-offs of tenant incentves (1 (4}
Mavernentin provisions for impairment of tenant incentives 1 5
Tatal provision movernent recognised in income statement 1 5
Provisions for impairment of tenant incentives as at 31 March 2022 23 32

1. The provisions for impairmeri of lenant incentives as at } Apni 2021 on a propertionately consobdated basis is E2m higher than the proportionatetly consolidated provision recognised
a5 at 31 March 2021, This is as a result of the acguisiban of the remaining 21.9% units of Hercules Unit Trust on 1 Aprl 2021

Additional property disclosures - including covenant infarmation

At 31 March 2022, the Group property portfohic valuation of £6,.944m 12020/21: £6,247m) comprises freeholds of £3,755m 12020/21: £3.127m):
virual freeholds of £1,171m (2020/21: £1,055m: long leaseholds of £1,782m (2020/21 £1,945m]; and short leaseholds of £236m [2020/21:
£120m]. The historical cost of properties was £5,020m {2020/21: £4,812m).

Cumulative interest capitalised against investment, developmenl and trading properties amounts to £111m [2020/21: £104m.

Properties valued at £1,266rm {2020/21: £1,017m} were subject ta 3 security interest and other properties of non-recourse companies
amounted to £649m [2020/21: £575m), totalling £1,915m (2020/21: £1,592Zm).

192 British Land Annual Report and Accounts 2022



The British Land Company PLC 00421920

10 Property continued

included within the property valuation is £3m (2020/21: £7m) in respect of accrued coniracted rental uplift incomne and £166m [2020/21:
£1462m] in respect of other tenant incentives. The balance arises through the IFRS treatment of leases containing such arrangements,
which requires the recognition of rental income on a straight-line basis over the lease term, with the difference between this and the
cash receipt changing the carrying value of the property against which revaluations are measured.

11 Joint ventures

Summary movemnent for the year of the investments in joint ventures

Equity Loans Totat
Em Em £m
At 1 April 2021 1,459 &61 2,120
Additions 252 57 309
Disposals [34] {701 (104}
Share of profit on ordinary activities after 1axation’ 264 1201 244
Distributions and dividends.
- Capital - - -
- Revenue 1591 - 159)
Hedging and exchange movements 1 - 1
At 21 March 2022 1,883 528 2,511

. The share of profit on ordinary activites after taxation comprises equity accounted profits of £266rm and IFRS ¥ irmpairment charges against equity investments and loans of
£22m, relating lo MSC Proporiy Inlermediate Holdings Lirnited (loan impairment of £17m], WOSC Partners Limited Partnershig llan impairment of £3m) and The Seuthgate
Lirnited Partnership lequity impairment af E2ml. Tn accordance with (FRS 9, management has assessed the recoverability of laans to joint ventures and assessed the carrying
value of inveslments in joinl ventures against the net asset value. Amounts due are expected to be recovered by a joint venture seiling its properties and investments and
setlling financial assets, net of financial Lisbilities. The net asset value of a joint venlure is considered to be a reasonable approximation of the available assets that coutd be
realiced Lo cecover the amounts due and the requirement ko recognise expedted cradit losses. ) -

The Group entered into a new Joint Venture agreement with AustralianSuper an 7 March 2022 in relation to the Canada Water Campus.
The Group has recognised a share of the joint venture's loss of £6m in addition to the realisation of the gain on disposal of assets into the
joint venture of £52m. Therelore the Group has recognised a share of total comprehensive income of £46m and share of nel assels less
sharehotders loans of £294m in relation to this new joint venture in the year. .
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Notes to the Accounts continued

11 Joint ventures continued

The summarised income statements and batance sheets below and on the following page show 100% of the resulls, assets and liabilities
of joint ventures. Where necessary, these have bean restaled {c the Group’s accounting policies.

Joint ventures” summary financial statements for the year ended 31 March 2022

Broadgale MSC Property
REIT Intermedialz  WOSC Partaers Limited BL Wesi End
I.td Moldings L1d* Partnership* Oitices Limited
Partners Narges Bank Narges Bank
Euro Bluebeli LLP Investment Investrnent
IGIC] Management Management Allianz SE
Property sector City Offices  Shopping Centres Wesl End West End
Broadgate Moeadowhall Offices QJffices
Group share 50% 50% 25% 25%
Summarised income statements
Revenuet 228 75 10 26
Cosis {76! 116) 14) 171
152 59 b 19
Administrative expenses [l - - -
Net interest payable (82! 127) - 15)
Underlying Profit 89 , 32 4 14
Net vatuation movement 220 (201 115§ &
Capital financing [costs) income _ iy . - ~ g
Praofit [loss) on disposal of investment properties and investments ) - - - -
Profit lloss] on ordinary activities before {axation 294 12 [+]] 27
Taxalion - - ~ -
Profit [loss) on ordinary activities after taxation 296 12 9 27
Uther comprehensive income - 3 -~ -
Total comprehensive income lexpense] 294 15 9 27
Realisation of gain on disposai of assets inte joint ventures - - ~ -
British Land share of total comprehensive incame [expense) 148 & 12} 7
British Land share of distributicns payable k£ 2 ~ 4
Summarised balance sheets
Invesimant and trading properties 4,829 760 149 525
Other non-current assets 30 -~ - 9
Current assets 17 8 3 3
Cash and deposits 126 34 4 7
Gross assets 5.002 802 154 54t
Current liabilties 189 145) (4] i1
Bank and securitised debt (1.57q1 5171 - 11591
Loans from joint venture partners (8454 1523} f211) (15}
Other non-current Liabilities - 112) (&) (1)
Gross liabilitias [2,504) 11,097} i219) [194)
Net assets [liabilities) 2,498 12951 163) 348
British Land share of net assets less shareholder (oans 1,249 - - a7

. USS joint ventures include the Eden Walk Shapping Centre Unit Trust and the Fareham Property Partnership.
Hercules Unit Trust joint ventures includes 50% of the results of Deepdale Co-Ownership Trusl, Fort Kinnaird Limited Partnership and Valentine
Co-Ownership Trust and 41.25% of Birstall Co-Ownership Trust The halance sheet shows S0% of the assets of these joint veniures.
Included in the column headed 'Other joint ventures’ are contributions from the lollowing- BL Gaodman Limited Partaershup, Bluebutton Property Managerent UK Limited,
City ol Landon Olfice Uri Trust, BL Samnsbury's Superstores Limied and Reading Gate Retail Park Co-Ownership. The Reading Gate Retail Park Co-Ownership was acquired
during the year ended 31 March 2022, with the Group acquiring a 50% share from Reassure Limited, and The Natieral Farmers Unien Mutual Insurance Society Limited owning
the remaining 50% share.
. Revenue includes gross rental income at 100% share of £290m [2020/2). £262ml. i

In accardance with the Graup's accounting palicies detailed in Note 1. the Group recognises a nil equily invesimenl in joint venlures in 8 net liabibty posilien at penod end.
. The Graup entered into @ new Join Venture agreement with AustralianSuper on 7 March 2022 in relation to the Cangda Water Campus. The transaction value of the assets
transfarred by the Group an farration of the joint venture at 100% was £580m. On disposal of Ihe assets into the joint venture and in accordance with |AS 28, the Group
recognised a gain of C4dm [net of transaction costs of £9m| representing the gain realised to the extent of AustralanSuper's mterest in the joint ventuce. Al the disposal date,
the remaining gain of £52m relating to the Group's inlerest in the Jaint venture was unrealised and included within the Group's imvestment in the joint venture which was based
an the carrying value of the assets transferred ai the disposal date. As the assels translerred relale to invesiment property measured al fair value, this gain was subsequently
realisad and recognised when the joint venture remeasured these assets 1o fair value at 31 March 2022 The Group has also recognised s share of the joint venture's loss of
£4m campared 1o the joint venture's total loss of £12m, from 7 March 2022 1o 31 March 2022
Total Greup share al E245m cornprises of the Group's share of total comprehensive income of [193m and the realisation of gain s disposal of assets info jeint ventures
ol £52m.

R

o

~
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BL CW Upper Limited The SouthGate Limited jL‘j:iSnsl Hercules Unit Trust Other Total Group st‘::
Partnarships Partnership vantures' joint ventures? joint vantures? 2022 2
Universities
Aviva Superannuation
AustralianSuper Investers Scheme Group PLC
Canada Water Shapping Shopping Retail
) Campus Centres Centres Parks
50% 90% 50% Variaus
1 13 12 26 2 393 189
{1) 13) 12) ] - (114] [55)
- 10 0 21 2 279 134
- - - . Lo . - . i i
- ) - - - |95} 471
- ? 10 21 2 183 13
(12} ) 9 23 15 217 114
- - - - - 14) 14)
(12 2 19 &4 17 k) 192
(12} 2 19 [ 17 kil 192
- - - - - 3 1
{12) 2 19 4] 17 399 193
52 - - - - 52 52
4Lé 1 10 22 8 245
- 3 4 12 - 5%
365 139 140 261 83 7.451 3,545
- - - - - 3y 17
b 2 - 1 1 a1 n
39 8 7 12 3 240 117
610 . 149 147 274 87 7,71 3,710
{23 ] 18] {6) - [190) 93]
- - - - - 12,246) (1,083)
- - [31} - [71) [1,696] 1792]
- 1281 - - - 155) 1231
[23] 134) 137 [6) 171) 14,187] 11,991)
587 115 110 268 L] 3,684 1,719
294 58 55 133 7 1,883

The horrowings af joint ventures and their subsidiaries are non-recourse to the Group. Atl joint ventures are incorporated in the United Kingdom, with the exception
of Breadgaie REIT Limited, the Eden Walk Shopping Centre Unit Trust and the Harcules Unit Trusk joint ventures which are incorporated in Jersey.

These linancial statements include the results and financial position of the Group's interest in the Fareham Property Partnership, the BL Gaedrman Limiled Partnership and the
Gibraltar Limiled Partnership Accordingly, advantage has been taken of the exemptions provided by Regtdanen 7 of the Partnership [Accountst Regulaticns 2008 not 1o attach the
partnership accaunts to these financial statements. .
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11 Joint ventures continued

The sumnmarised income stalements and balance sheets below and on the following page show 100% of the results, assets and Liabilities
of joint ventures. Where necessary, these have heen restated to the Group's accounting palicies

Joint ventures summary financial statements for the year ended 31 March 2021

Broadgate MSC Property
REIT Intermedizze  WQSC Partners Limited
Lid Hotdings Lid* Partnershia
Pariners Norges Bank Norges Bank
Euro Bluebell LLP Investrent Investment
(GIC) Management Management
Property secter City Offices  Shopping Centres West End
Broadgate Meadawhalt Offices
Group share - 50% 0% 5%
Summarised income statements Em Em £€m
Revenue! 218 85 12
Cosls 1791 i49] 161
137 3% &
Administrative expenses - - -
- Netinteresi payable [81) 129) -
Underlying Profit {loss] 76 7 [
Net vatuation movement 172] (421} {57|
Capital financing costs - - -
Prafit lloss) an dlsposal;f investment properhes and investments - - -
Loss on ordinary activities befare taxation 198) 1614} 51}
Taxation - - -
Loss an ordinary activities after taxation 198} 1614) (51)
Other comprehensive income - 3 -
Total comprehensive expense 196 14111 (51
British Land share of total comprehensive expense 148) [205) 113]
British Land share of distributions payable 22 1 -
Summarised balance sheets
Investment and trading properties 4501 . 779 143
Current assets 13 17 4
Cash and deposils 140 20 5
Gross assets 4474 816 172
Current liabilities 1941 371 {3!
Bank and securitised debt 11,306 {552} -
Loans from joint venture partners (988 (672 [218]
Other mon-current ligbilities - 177) 14)
Gross liabilities 12,388) 11,078] (225)
Net assets [liahilities) 2,284 [262) {53
British Land share of net assets {liabilities) less shareholder loans 1,163 - -

1SS joint ventures incfude the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership.

. Hercules Unit Trust joint ventures includes 50% of the results ot Deepdale Co-Ownership Trust. Fort Kinnaird Limited Parirership and Valentine
Co-Ownership Trust and 41.25% of Birstall Co-Ownership Trusl. The balance sheet shows 50% of the assets of these jeinl ventures

. included in 1he column headed Other joint ventures’ are contributions fram the follawing: BL Goodman Limited Parlnersh\p Bluebuiton Property Management UK Limited.
City of Landen Dlfice Unit Trust ang BL Sainsbury's Supersiores Limited.

. Revanue includes gress rental income at 100% share of £262m (2020/2): £284m)

. In accordance with the Groug's accounting policies detaled in Note 1, the Group recognises a nil equaty investment in joint ventures in 3 net lability position at pericd end.

During the year ended 21 March 2021 the Group enlerad into a joint arrangernent with Allianz SE, the new joint venture holds praperties which were previously wholly owned by
the Group

[
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BL West End The SouthGate Limited j'iisnst Hercules Unit Trust Other Total Group :Thnalrael
Qilices Limited Partnership ventures* joint venlures? joint ventures! 2011 2021
Universities
Aviva Superdnnudlion
Alliznz SE Investors Seheme Graup PLE
West End Shopping Shopping Ratait
Ofices Centres Centires Parks
25% 0% 50% Various
Em Em Em Em Em Em £m
[ 10 12 30 - 37 182
{1) 110) {10 [14) - (1469) 185)
5 - 2 16 - 202 97
i 1l - 1 1)) (941 (45)
4 1 2 15 1l 108 52
(28] 162) 157 [45] - {660] (4091
8 - - 7 - 1 il
[14) 163 1551 157) 1 178 1358}
- - - - 3 3 1
{14} {431 {551 {57} 2 {7481 1357}
- - - - - J 1
(14) 1631 {55} (57] 2 (7451 1354
13) (324 127 (29) 1 [356)
- - 3 8 4 38
520 144 13 236 - 6,474 3,067
4 3 1 1 1 &4 22
[} 5 5 12 1 214 104
530 152 137 249 2 6,732 3,193
19 {4) (8 9] - sy (79
[158) - - - - [2,014) (948)
(15) - 131§ - (3l (1,727 (805)
11 128 - - - [60) 127
193] [32) (361 9] (31 (3,964} (1,878]
337 120 101 240 (1 2,768 1,315
84 &0 50 122 - 1,459

The borrowings of jeint vestures and their subsidiaries are non-recourse to the Group, All joint ventures are incorparated in the United Kingdom, with the exception
of Broadgate REIT Limited, the Eden Walk Shapping Centre Unit Trust and the Hercules Unit Trust joint veniures which are incarporated in Jersey.

These financial statements inctude the results and linancial pesition of the Graup's interest in the Fareham Property Parinership. the 8L Goodman Limited Partnership and the

Gibiraltar Limited Partnarship. Accardingly, advaniage has been taken of the exemptions provided by Regulation 7 of the Partnership [Accounts) Regulations 2008 nat o attach the
pattpersivip accounts to these financial staternenils.

British Land Annual Repert and Accounls 2022 197



FINANCEAL STATEMENTS contrnued

Notes to the Accounts continued

11 Jeint ventures continued
Operating cash flows of joint ventures (Group sharel

The British Land Company PLC 00621920

022 2021

£m Em
Rental income received from tenants 153 19
Operating expenses paid ta suppliers and employees 1281 f2sl
Cash generated from operations 125 93
Interest paid 144} {47]
Inkerest received - -
UK corporation tax received lpaid) 2 12]
Cash inilow from operating activities 83 11
Cash inflow from operating activities deployed as:
Surplus cash retained within joint ventures 24 10
Revenue distributions per consalidaled staternent of cash flows 57 34
Revenue distributions split between contrelling and nen-controlling interests
Altributable ta non-controlling interesis - 2z
Attributabte to sharehotders of the Campany 57 32
12 Other investrments
2022 2021
Fair value Fair value
through Amortised Intangible through Amortised inlangible
profit or tass cost assets Tatal profit or loss cast - assels Total
£m £&m £m £m £m £m Em £m
AT April 3 2 12 20 m 3 11 125
Additions 14 2 2 18 k] - 5 8
Transfers / disposals - - - - 1osl L) - [AR[Y}
Revaluation 8 - - 8 1 - - 1
Amortisation - - 151 (5 - {4l 14}
At 31 March 28 9 (3] [ 2 12 20

The amount inctuded in the fair value through profit or loss relates to private equity/venture capital investments of E28m [2020/21: E6m)
which are categorised as Level 3 in the fair value hierarchy. The fair values of private equity/venture capital investments are determined

by the Directors.
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13 Debtors
2022 2021
£m Em
Trade and other deblors 24 KE)
Prepayments and accrued incorme 1 14
Rental deposis 4 4
39 36

Trade and othor debtors are shown after deduciing a provision for impairment against tenant debtors of £47m (2020/21: £57m). Accrued
incame is shown aftar deducting a provision for impairment of £1m [202G/21: E5m|. The provision forimpairment is calculated 35 an
expected credit loss on trade and other debters in accordance with IFRS § as set out in Note 1.

The credit to the income statement for the year in relation 1o provisions for impairment ot trade debtors and accrued income was £7m
[2020/21: £52m chargel, as disclosed in Mote 3. Within this credit, £8m [2020/21: £9m] represents a charge for provisions for impairment
made against receivable balances related to billed rental income due on 25 March rent quarter day. Rental income is recognised an

a straight-line basis over the lease term in accordance with IFRS 14. The majerity of rental income relating to 25 March rent quarter

day has, therefore, not yet been recegnised in the income statement in the current year and is instead recognised as deferred income,
within current liabilities as at 31 March 2022. As the rent due on 25 March has been billed to the tenant, however, the Group is raquired
to provide for expected credil losses at the balance sheet date in accordance with IFRS 9. This ¢reales @ mismatch in the period batween
the recognition of rental inceme and the impairment of the associated rent recewvable.

The decrease in provisions for impairment of trade debtors and accrued income of £15m [2020/21: £48m increase) is equal ta the
release to the income statement of £7m [2020/21: £52m chargel, less write-offs of trade debtors of £8m (2020/21: E4m.

_For the year ended 31 March 2022, the Group has made amendments in the expected credit loss model that calculates the pravision for
tenant debtors. As the UK economy emerges from the impact of the Covid-19 pandemic, the amended model places greater emphasis on
the histarical experience colleclion rate, in additian to the ageing profile and tenant risk ratings. This amendment has led to a release in the
tenant debtor provision of £7m.

The Directors cansider that the carrying amount of trade and other debtars is approximate o their fairvalue. Further details about the
Group's credit risk managament practices are disclosed in Note 17.

The tables below summarise the ageing profile for lenant debtors and associated expected credit losses, grouped by credit risk rating. The
expected credit losses are determined in line with the provisioning approach detailed in Note 1. The majority of autstanding tenant debtors
relate to tenants in the Retail & Fulfilment secior,

Provisions for impairment of tenant debtars

31 Marceh 2022

Percentage
Tenant debitars Pravision Net tepant debtar provided'
<90 - 183- >345 <7q 90 - 183 - > 385 <9 90 - 183 = > 345

. days 182days J&S5days days Tolal days 182days 355 days days Totat days 192 days 345 days days Tatal Totat

Credit risk &m £m tm Em Im €m m £m &m m £m £m £m Em m

CvA/

Administration 2 2 5 17 2% (2) (2 15y 17 {28l - - - - - 100%
High 3 1 1 2 7 2) 3] 111 [2i L] 1 - - - 1 B86%
Medium 1 - 1 3 5 - - 1 [3) (4} 1 - - - 1 80%
Low 5 2 3 5 15 21 1 (3) (5] [111 3 1 - - 4 T3%
Tatal Group 11 5 10 27 53 (6] 14) 110 127) (471 § 1 - - ] 88%
Joint ventures 7 2 2 6 17 [E]] 12) [2) 61 (131 4 - - - 4 76%
Total 18 7 12 3 70 {9] (6] 1121 (23] (a0} 9 1 - - 19 B86%

i. The parcentage prowded is calcuiated using the unrounded tenant debiar and provision batance.
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13 Debtors continued

31 march 202+

Percemage
Tenant deblors Pravision Net tenant debtar provided'
<90 90 - 183 » 365 <90 90- 183~ =345 <90 90- 13- »345

L days 182dsys Is5days days  Tolal days 182 days 363 days days Total days 182 days 3é5days days  Toial Total

Credit risk tm m Em _ Em _ Em £m £m [ £m tm £m tm tm Em Em

CvAa/

Administration b 7 b 6 33 (&) 7 4 8] 133 - - - - - 100%
High 8 4 4 o7 {4} 14} 14} 3 4 - - - 4 75%
Medium & 2 2 - 8 i [ (2 - (4} 3 1 - - 4 47%
Low 15 4 4 1 2 Il 1) 14) n) 17) 14 a - - 17 28%
Total Group 33 17 2% B 82 112 (13} (24] 181 51 21 4 - - 25 9%
Joink ventures 12 3 7 5 27 {2) (1) 7 [5) (19} 10 2 - - 12 56%
Total 45 20 31 13 109 114l [14) 1311 {13} V7] N b - - 37 55%

1. The percentage provided is calculated using the unrounded tenant deblor and provision batance.

Provisions for impairment of accrued income

Accrued income relates to concessions ofiered to tenants in the form of the deferral of rental payments. Rentat incorne relating to the
year ended 31 March 2022, which has net yet been invoiced, is recegnised on an accruals basis in accordance with the underlying lease.
The gross accrued income as at 31 March 2022 was £2m (2020/21: €9rni with a provision of £1rm (2020/21: €5m] leaving a net accrued
income balance of £1m (2020/21: €4ml. The percentage of gross accrued income provided for is 57% (2020/21: 60%).

The table below summarises the movement in provisioning for impairment of tanant debtors and accrued income during the year ended
31 March 2022

Proportionally
. L. . . . Group cansalidated
Movement in provisions for impairment of tenant debtors and accrued income

m £&m
Provisicens for impairemeni of tenant deblors and accrued income as at 31 March 20217 62 78
Increase in provisians for impairment of tenant debtors and accrued income due o acquisition on | Aprit 2021' - - 5
Provisions for impairment of tenant debtors and accrued incorne as at 1 April 2021} &2 83
Wrile-ofts of tenant deblors (8] 91
Movement in provisians for impairment of tenant debtors (£]] 112
Movement in provisions for impairment of acerued income (1) 1)
Total provisien movemeni recegoised in income statement (7 13
Provisions for impairment of tenant debtots and accrued income as at 31 March 2022 47 &1

1. The provisions forimpairment of tenant deblors and accrued income as at | April 2021 on a progorticnately consolidated basis is £5m higher than the proportionately
consalidated provision recogrised as at 31 March 2021, This is as a resull of the acquisitian of the remaining 21.9% units of Hercules Unit Trustan § Apeit 2021
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13 Debtors continued

The impact of Covid-19 has given rise ta an increase in trade debtors due from tenants as a result of delays in receiving payment,
however this has decreased for the year ended 31 March 2022, as the UK economy emerges from the pandemic. Provisioning for
impairment of trade deblors is considered to be a key source of estimation uncertainty at the balance shee! date and, as a result, we
include sensitivity tables, below, to tllustrate the impact of changes in assumptions on provisions far impairment of trade debtors and
accrued income recognised at the balance sheet date.

The key assumptions within the expected credit loss model include the loss rates assumed for each credit risk rating, ageing
combination, histeric expenience collection rates and a tenant’s assigned credit risk ratings. The sensitivity table, below, ilustrates

the impact on provisions as a resull of firstly, changing the absolute toss rate percentages for each ageing and credit risk category and
secondly, the impact of changing the percentage share of high and low risk debtors {or Retail & Fuifiiment tenants only, i.e. assuming
10% of debtors meve from medium to high risk and 10% of debtors move from low to medium risk and vice versa. A 10% increase or
decrease represents management’s assessment of the reasanable possible change in loss rates.

Irmpact an frovisions tmpact on provisions
10% Inerease in % 10% Decreasein%
Provision at 10% Increase in 10% Decrease in share ol high risk share of highrisk
1 March 2022 loss rates? lass rates’ tenant debtars? tenant debtars !
£m im £m Em £m
Provisions for impairment of tenanl deblars 46 1 (&) 2 2)
Provisians for impairment of accrued income : 1 - - - - -
Graup total provision for impairment of tenant debtars
and accrued income 47 1 (1 2 {2)
- . Impacl en provisiens Impact on, provisions
10% Increase in % 10% Decrease in %
Provisian at 10% Increase in 10% Decrease in share of high risk share of high risk
31 March 2021 loss ratas' loss rates' 1lenant deblors? tenant deblors ?
Em £m £m Em Em
Previsions for impairment of tenant debtors 57 1 E]] 5 {5l
Provisions far impairment of accrued income 5 - (1l 1 (1
Group totat provision for impairment of tenant debtors
and accrued income 42 1 [7) b 15

1. This sensitivity analysis has hean parformed on high and low risk tenants arnd tenants in CYA or Administration only as the significant estimation uncertainty is wholly related to
these.

2. This sensilivity analysis has heen performed on Retail & Fullilment tenanis only. A moverment in the share of Campuses tenant debiors within each credit risk rating has rot
been considered a5 manggement beligves there 1s less uncertainty associated to the assumption on Campuses lenants” credit nsk ratings.

14 Creditors

2022 2021
£m Em

Trade creditors T4 55
Accruals 70 48
Deferred incoms 13 Y
Qther taxation and social security % 25
Lease liabllities [ 5
Rental deposits due ta tenants 4 4
245 219

Trade creditors are interest-free and have settlement dates within one year. The Directors consider that the carnying amount of trade
and ather creditors is approximate to their fair value.

15 Other non-current liabilities

2022 2021

im £m

Lease liabilities 125 128
Deferredincome 27 -
152 128
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16 Deferredtax
The movement on delerred tax is as shown below:

Deferred tax assets year ended 31 March 2022

1 Aprit Ochited to Credited 31 March
2021 income o equity 1022
im €m £m m
Temmporary differences - - - _
Deferred tax liabilities year ended 31 March 2022
£m £m £m tm
Property and investment revaluations - - - -
Net deferred tax Liabilities - - - -
Deferred tax assets year ended 31 March 2021
¥ april Debited 1o Credited 31 mareh
2020 income o equity 2021
Em £m Em fm
Temporary differences 5 15 - -
T T - ) 5 7 Tl - e
Oeferred tax liabilities year ended 31 March 2021
Em £m £m Em
Broperty and investment revaluations . . . Ll T b _
{6] - 5 -
Net deferrad tax assets lliabilities) i1) (5 [ -

The following corperation tax rates have been subsiantively enacted; 19% effective from 1 April 2017 and 25% effective 1 April 2023,
The deferred tax assets and lisbilities have been calculated at the iax rate effective in the period that the tax js expected to crystallise,

The Group has recognised a deferred tax asset calcutated at 19% (2020/21: 19%] of £nil {2020/21: Enill in respect of capital lasses from
previous years available for offset against future capital profit. Further unrecognisad deferred tax assets in respect of capital losses of
£137m (2020/21: £137m) exist at 31 March 2022.

The Group has recognised deferred tax asseis on derivative revaluations to the extent that future matching taxable profits are expected
t0 arise of €ni( (2020/21: Enill. At 3T March 2022 the Group had an unrecognised deferred tax asset calculated at 19% (2020/21: 19%] of
£47m (2020/21: £45m in respect of UK revenue tax losses from previous years.

Under the REIT regime development properties which are sold withia three years of cornpletion do not benefit from tax exemplion. At
31 March 2022 the vaiue of such properties s £1,429mn (2020/21: £801mi and if these properties were 1o be sold and no tax exemnption
was available the tax arising would be £21m {2020/21: £0.3m).
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17 Neat debt
2022 2021
Foolnote tm £m
Secured on the assets of the Group
5.264% First Mortgage Debenture Bonds 2035 347 361
5.0035% First Mortgage Amortising Debentures 2035 B8 89
5.357% First Mortgage Debenture Bonds 2028 227 241
Bank loans 1 47 358
1,009 1,049
Unsecured
4.435% Senior US Dollar Nates 2021 2 - 157
4.766% Senior US Dollar Notes 2023 2 10 102
5.003% Senior US Doliar Nates 2026 2 .1 47
381% Senior Nates 2026 102 m
3.97% Senior Nates 2024 103 112
2.375% Sterling Unsecured Bond 2029 298 298
& 146% Senior US Dollar Noies 2025 2 77 77
2.47% Senior Notes 2025 a7 37
2 75% Senior Notes 2026 a7 37
Floating Rate Senior Notes, 2028 80 80
Floating Rate Senior Notes 2034 102 102
Facilities and overdrafts 604 181
1,607 1,361
Gross debt 3 2,616 2,410
Interest rate and currency derivative liabilities 76 128
Interest rate and currency derivative assets (97} (135
Cash and short term deposits 45 (74} [154)
Total net deht 2,541 2,249
Net debt attribytable ta non-controtling interests 1 1701
Net debt attributable to shareholders of the Company 2,542 2179
Total net debt . 2,541 2.249
Amounts payable under leases [Notes 14 and 15) 131 133
Total net debt (including Lease liabilities) 2,472 2.382
Net debt atiributable Lo non-centrolling interests lincluding lease liabilisies) 4 1 173]
Net debt attributable to shareholders of the Company [including lease liabitities) 2,673 2,307
1. These are non-recourse borrowings with no recourse far repayment io other cempanies or assets in the Group
2022 01
Em £m
Hercules Unit Trust 347 358
347 358

. Principal and interest on these borrowings were fully hedged into Sterling at a floating rate at the time of issue.

. The principal amount of gross debi at 31 March 2022 was £2,562m [2020f21: £2,291ml. Included in this is the principal amount of secured barrowings and other borrowings of
non-recourse companies of F985m.

. Included in cash and shatl lerm deposits is the cash and short term deposits of Hercules Unit Tryst, of which £1m is the proportion not beneficially owned by the Group.

. Cash and deposits nol subject to a secunity interest amaumn 1o £64m [2020/21: £145m.

R

on e
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Notes to the Accounts continued

17 Net debt continued
Maturity analysis of net debt

2022 2021
£€m €m

Repayable: within one year and on demand 189 151
Between: one and iwo years 77 169
two and five years 854 Bad

five and ten years 659 738

ten and fifieen years 485 494

fifteen and twenty years 150 -

2,427 2,249

Gross debt 2,616 2410
Interest rate and currency derivatives [§} {7
Cash and short term depasits {741 {1541
Net debt . 2,541 2,249

Fair value and book value of net debt
2022 200

Fair value Boak value Dillerence Fair value Book value Qifference

im im &m £m Em m

Debentures and unsecured bonds 1,745 1,645 b 1,978 1.87) 107
Bank debt and other lloating rate debt 955 951 4 546 539 7
Gross debt 2,700 2,616 84 2,52 2410 114
Inierestrate and currency derivalive liabitities - o= 9% 96 - 128 128 -
Interest rate and currency derivative assets 97 197 - 11251 135! -
Cash and short term deposits (74) (74) ~ [154] [154) -
Net debt 2,625 2,541 84 2,363 2,269 114
Net debt aitributable to nonr-cantrolling interests 1 1 ~ 170) |70t -
Net debt attributable to shareholders of the Company 2,626 2,542 84 2.293 2179 114

The fair values of debentures and unsecured bonds have been established by obtaining quoled marke! prices from brokers.

The bank debt and other floating rate debt has been valued assuming it could be renegotiated at contracted margins. The derivatives
have been valued by calculating the present value of expected future cash flows, using appropriate market discaunl rates, by an
independent treasury adviser.

Short tarm debtors and creditars and other investmants have been excluded from the disclosures on the basis that the fair value is
aquivalent ta the book value, The fair value hierarchy level of debt held at amartised cost is Level 2 [as defined in Nate 10}
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17 Net deht continued

Loan to Value [LTV]

LTV is the ratio of principal value of gross debt less cash, short term depesits and lquid investments Lo the aggregate value of properties
and invesiments, excluding non-controlling interests.

Group LTV
2022 2021
£m £m
Group LTV 262%  25.1%
Principal amaount of gross debt 2,562 229
Less debl attributable ta nen-controlling interests - 179
Less cash and short term deposits [balance sheet) (74) [154)
Plus cash altributable 10 non-contralling interests 1 8
Total net debt for LTV calculation 2,489 2,044
Group properly porifatio valuation {Note 10} 6,944 6,247
Investrents in joint ventures {Note 11] 251 2,120
Other investments and property. plant and equipment balance sheet]' 46 26
Less properly and investrnents attributable to non-contralling interests {15l 1183)
Total assets for LTV calculation 9,486 8,230

1. The £22m difference between nther investments and plant, preperty and equipment per the balance sheet totalling E58m. relates 1o a right-of-use asset recognised under a
lease which is classified as property, plant and equipment which is not included within Tolal assets for the purpeses of the LTV calculation.

Proportionally consolidated LTV

022 2021

Ern Em
Proportionally cansclidated LTV 32.9% 32.0%
Principal amount of gross debt 3,448 3,262
Less debt attributable to nen-controlling interests - 1791
Less cash and short term deposiis %11 (258}
Plus cash attributable te non-controlling interests 1 10
Totat net debt for proportional LTY calculation : 3,458 2935
Group property portfolio valuation [Note 10) 5,944 6247
Share of property of joint ventures [Note 101 3,538 3,048
Other investments and property, plant and equipment [batance sheet/* 45 24
Less properly attributable to nan-centrolling interests [15) [143)
Total assets for proportional LTV calculation 10,513 9.158

1. The £22m difference between other investments and plant, property and equipment per the balance sheet tatallimg £48m, relates to a nght-of-use asset recognised under a
lease which is classilied as property, plant and equipment which is not included within Total assets for the purposes of the LTV calculation,
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17 Net debt continued
British Land Unsecured Financial Cavenants
The twe linancial-covenanis applicable to the Group unsecured debt are shawn below:

2022 2621

£m fm

Net Borrowings not to exceed 175% of Adjusted Capital and Reserves 38% 33%
Principal amount of gross debt 2,562 229
Less the relevant proportion of borrowings of the parily owned subsidiary/non-controlling inlerests - [79]
Less cash and depesits {balance sheet] 174) 1154}
Plus the relevant proportion of cash and deposits of \he partly owned subsidiary/non-controlling interests 1 8
Net Borrowings 2,489 2,066
Share capital and reserves [balance sheat/ 4,733 583
Trading property surpluses [EPRA Table A} 8 9
Exceptional refinancing charges (see below] 174 188
Fair value adjustments of financial instruments (EPRA Table Al 46 115
Less reserves attribulable to non-cantrolling interests [balance sheet) 115) 1594
Adjusted Capital and Reserves b 946 6.236

In caleulating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, there is an adjustment of E174m
{2020/21: £188m)] to reflect the cumulative net amortised exceptional itemns relating to the refinancing’s in the years ended 31 March
2005, 2006 and 2007.

wmr 21

im £m
Net Unsecured Borrowings not to exceed 70% of Unencumbered Assets 30% 25%
Principal amount of gross debt 2,552 229
Less cash and deposils not subject Lo a security interest 164 (1391
Less principal amount of secured and nen-recourse borrawings (985] (9981
Net Unsecured Borrowings 1,513 1.154
Group property portfolio valuation {Nate 10] 6,944 5247
Investments in joint ventures and funds [Note 11) 251 2,120
Other investments and property, plant and equipment [balance sheet)! [ 26
Less investments in joint ventures 12,5111 [2,120)
Less encumbered assets [Note 10} 1,915 (1,592
Unencumbered Assets 5,075 4,681

1. The £22m dilference between other investrmants and planl, property and equipment per the balance sheel tolalling EA3m, relates 1o a nght-cl-use asset recognised under a
lease which is classified as property, plant and equipment which is not included within Total assets for the purposes of the LTV calculation.
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17 Netdebt continued

Reconciliation of movement in Group net debt for the year ended 31 March 2022

The British Land Company PLC 00421320

Arrangement
Foreign cRsts
021 cash llows Transters? exchange Fair value  amertisatian 2022
em £m £m £m Em £m &m
Short term borrowings 181 11591 189 - 141 2 189
Long term barrowings 2,249 429 (1891 17 761 {3l 2,427
Derivatives' 17 7 - {17] 16 - (1]
Tolal liabilities from financing activities 2,403 277 - - (a4 m 2,615
Cash and cash equivalents 1154) 80 - - - - [74)
Netdebt 2,249 357 - - [564) §]] 2,541
Reconciliation of movement in Group net debt for the year ended 31 March 2021
Arrangemant
Foreaign £osis
2020 Cash Rows ¥ransters® exchange Fair value amartisation 20
Em £m tm £€m £m Em £m
Short term borrowings 637 16371 161 - 12 2 161
Long term borrowings 2845 13671 18] 1441 [461 2 2,249
Derivatives? 1621 4 - 44 131 - (7)
Total labilities from financing activities® 3,440 19901 - - (51 4 2.403
Cash and cash equivalenis (193 ¥ - - - - (154)
Net debt 3,247 19511 - - 151} 4 2,249

1. Cash flows on derivatives include £15m of nel receipts on derivative inlerest.
2. Cash flows on derivatives include £24m of net receipts on derivative interest.
3. Translers comprises detit maturing from tlang term to short term barrowings.
4

Cash flows af E277m shown above represents net cash ows on capital payments in respect of interest rate derivatives of E8m, decrease in bank and other borrowings of

5.

£213rm and drawdowns on bank and other herrewings of E483m shown in the consolidated statement of cash flaws, along with £15m of net receipls on derivative interest.
Cash flows of £990m shown above represents net cash flows on capitat paymenis in respect of interest rale derivatives of £ 10m, decrease in bank and other borrowings of

£1,218m and drawdowns on hank and other borrawings of E214m shown in the consolidated stalement ol cash Rows, along with E26m of net receipts on denvative interest.

Fair value hierarchy

The table below provides an analysis of financial instruments carried at fair value, by the valuation methad. The fair value hierarchy

levels are defined in Note 10.

2022 2021
Level 1 Level 2 Leveld Total Level 1 Level 2 Level 3 Total
£m £m £m £m £m Em m £m
Interest rale and currency derivative assets - (97 - (97 - (135] - (135)

Other investmenis - fair value through profit

or loss [Note 12} - - i28l (28) - - {6} 5
Assets - (97 f28l 11251 - {133l 16} 1141]
Interest rate and currency derivative Liabilities - g6 - 6 - 128 - 128
Liabilities - 96 - 96 - 128 - 128
Totat - 1) 1281 29 - (7] {6} 13]
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17 Net debt continued
Cateqories ef financial instruments

w2 2024
£m {m
Financial assets
Amortised cost
Cash and shori term deposits 76 Y34
Trade and other debtors [Note 13) 28 42
Dther investments {Note 12} 4 i
Fair value through profit or lass
Derivatives in designated fair value hedge accounting relationships'? 59 126
Dervatives not in designated hedge accounting relationships ) 9
Other invesiments [Note 124 28 6
231 339
Financial liabilities
Amortised cost
Creditars Note 14) 1157} (141]
Gross debt . T (2,818) [2.4101
Lease liabilities [Notes 14 and 15] 1131) (133
Fair value through prafit or loss
Derivatives not in designaled accounting relalionships 19¢8) 1128)
13,000 282
Total 12,7691 12,.473)

1. Derivative assets and liabilities in designaled hedge accounting relationships sit within the derivative assets and derivative babilities balances of the consolidated balance sheet.
2. The fair value of derivalive assets in designated hedge accounting relationships represents the accumulated ameunt of fair value hedge adjustmenis on hedged itens.,

Gains and losses on financial instruments, as classed above, are disclosed in Note & [net financing costs). Note 13 {debters],

the consolidated income statement and the consolidated statement of comprehensive income. The Directors consider that the

carfying arnounts of other investments are approximate to their fair value, and that the carrying amounts are recoverable.

Capital risk management

The capital structure of the Group consists of net debt and equity attributable to the-equity holders of The British Land Company PLC,
comprising issuved capital, reserves and retained earnings. Risks relating to capital structure are addressed within Managing risk in
delivering our strategy on pages 84-95, The Group’s objectives, policies and processes ior managing debt are set out in the Financial
policies and principles on pages 81-83.

Interest rate risk managemant
The Group has transitioned its existing LIBOR based debt and derivatives to SONIA. The transition and the associated costs have not had
a rmaterial impact upon the Group.

The Group uses interest rate swaps and caps to hedge expasure ta the vanability in cash flows on floating rate debt, such as revolving
bank facilities, caused by movements in market rates of interest. The Group's cbjectives and processes for managing inlerest rate risk
are set outin the Financial policies and principies on pages 81-83.

At 31 March 2022, the fair value of these derivatives is a net liability of £45m [2020/21: £124m). Interest rate swaps with a fairvalue of £nil
have been designated as cash flow hedges under IFRS 9.

The ineffectiveness recognised in the income statement on cash flow hedges in the year ended 31 March 2022 was Enil (2020/21: £ni)
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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. '

Variable rate debt hedged

2022 2021

£m £m

Quistanding:  at one year 800 a75
at twoyears 550 1,050

al five years 00 - 250

altenyears 250 250

Fair value hedged debt
The Group uses interest rate swaps to hedge exposure on fixed rate financial liabilities caused by maverments in market rates of interest.

At 31 March 2022. the fair vaiue of these derivatives is a net asset of E38m [2020/21: £132m]. Interest rate swaps with a fair value asset of
ES9rm have been designated as fair value hedges under IFRS 9 {2020/21: asset of £126ml.

The cross currency swaps af the 2023/2025/2026 US Private Placements fully hedge the foreign exchange exposure at an average
floating rate of 159 basis points above SONIA. These have been designated as fair value hedges of the US Private Placemenis.

Interest rate profite - including effect of derivatives

2022 2021

Em Em

Fixed or capped rate 2,541 2,249
2,541 2,249

All the debt is effactively Sterling denominated except for £15m of USO debt of which £15m is at a variable rate (2020/21: £6m.

At 31 March 2022 the weighted average interest rate of the Sterling fixed rate debt 15 4.2% [2020/21: 4.2%]. The weighted average period
for which the rate is fixed is 8.3 years [2020/2%; 9.2 yearsl.

Propertionally consolidated net debt at fixed or capped rates of interest

2022 2021
Spot basis 100% 100%
Average gver next five-year forecast period 79% 78%
Sensitivity table - market rate movements
2022 2023
Increase Decrease Increase Decraase

Mavement in interest rates (ops)' &7 167} 78 (78]
Impact on underlying annual profit [Em} 14} 9 ki o
Movement in medium and long term swap rates (bpsl? 139 (139} 161 f1811
Impactan cash flow hedge and non-hedge accounted derivative

valuatians 1€m| 75 (72} 74 1&gl
b. The mavernent used for sensitivly analysis represents the largest annual change in SONJA over the lest 10 years. The 2020/21 comparative used the largest annual change in

the three-rmonth Sterling LIBOR over the last 10 years.
2. This movement used for sensitivity analysis represents the largest annual change in the seven-year Sterling swap rate over the {ast 10 years.

British Land Annual Repor! and Accaunts 2022 209



FINANCIAL STATEMENTS continued The British Land Company PLC 00621920

Notes to the Accounts continued

17 Net debt continued

Foreign currency risk management

The Group's policy is te have no material unhedged net assets or liabilities denominated in foreign currencies. The currency rigk

on pverseas invesiments may be hedged via foreign currency denominated borrowings and derivatives. The Group has adopted nel
investment hedging in accordance with IFRS 9 and therefore the partion of the gain or less on any hedging instrument that is determined
to be an efiective hedge is recognised directly in equity. The ineffective portion of the gain or loss on any hedging instrument is
recognised immediately in the income statement.

The table below shows tha carrying amounts of the Group's foreign currency denominated assets and lizbilities. Provided contingent tax
an overseas investments is not expected ko occur it will be ignored for hedging purposes. Based on the 31 March 2022 position a 27%
appreciation {largest annuat change over the last 10 years} in the USD relative to Sterling would resuitin a £nil change [2020/21: £nil)

in reported profits.

Assets Liabilnies
2022 2021 1022 02
tm im tm £m
USD denominated 20 8 20 6

Credit risk management

The Group's approach to credit risk management of counterparties is referred to in Financial policies and principles on pages 81-83
and the risks addressed within Managing risk in delivering our strategy on pages B4-96. The carrying amount of financial assets
recorded in the financial stalernents represents the Group's maximum exposure to credit risk without taking account of the velue
of any collateral obtained.

Banks and financial institutions:
Cash and short term deposits at 31 March 2022 amounted to E74m [2020/21: £154m). Cash and short term deposits were placed with
financial inshitutions with B8B+ or belter credit ratings

At 31 March 2022, the fair value of all interest rate derivative assets was £97m 12020/2%: £135m).

At 31 March 2022. prior to taking into account any offset arrangements, the largest combined credit expasure (o a single counterparty
arising from money market deposits, liquid invesiments and derivatives was E43m (2020/21: £67m). This represents 0.4% (2020/21: 0.8%)
of gross assets.

The deposit exposures are with UK banks and UK branches of international banks.

Trade debtors:

Trade deblors are presented net of provisions for impairment for expected credit losses. Expecled credit ipsses are calculatad on initial
recognition of trade debtars and subsequently in accordance with IFRS 9, taking into account histaric and forward-locking information.
See Note 13 for further details and credit risk retated disclasures.

Lease incentives:

Lease incentives are included within the investrment property balance and provisions far impairment far expected credit losses for lease
incentives are recagnised within trade debtars. Expected credit losses are calculated on initial recognition of {enant incentives and
subsequently in accordance with IFRS 9, taking inte account histsric and forward-lacking information. See Nate 10 for further details
and credit risk related disclosures.

Liguidity risk management
The Group’s approach to liquidily risk management is discussed in Financial policies and principles on pages 81-83, and the risks
addressed within Managing risk in delivering our strategy on pages 84-96

The following table presents a malurity profile of the contracted undiscounted cash flows of financial liabilities based on the earliest date
on which the Group can be required ta pay. The table includes both interest and principal flows. Where the interest payable 1s not fixed,
the amount disclosed has been determined by referente to the projected interest rates implied by yield curves at the reporting date.

For derivative financial instrurments that settle on a net basis [2.g. interest rate swaps| the undiscounted net cash flows are shown and  *
for derivatives that require gross settlement e.q. cross currency swapsl the undisceunted gross cash flows are presented. Where
payment obligations are in foreign currencies, the spot exchange rate ruling at the balance sheet date is used. Trade creditors and
amounts owed ta joint ventures, which are repayable within one year, have heen excluded fram the analysis

The Group expects to meet its financial Liabilities through the various avaitable liguidity sources, including a secure rental income profile,
asset sales, undrawn committed borrawing facilities and, in the longer term, debt refinancing’s
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17 Net debt continued
Liquidity risk management continued

The British Land Company PLC 00621920

The future aggregate minimum rentals receivable under non-cancellable operating leases are shown in the table on the fallowing page.
Incame from jaint ventures is not included on the following page. Additional liquidity will arise from lelling space in properties under

construction as well as from distributions received from joint ventures.

2022
Within Fallowing Three lo Qver five
one year year five yrars years Total
m im £m £m Em
Debt! LA 282 830 1,288 2,591
Intarest on debt 89 87 195 227 598
Derivative paymerts " 102 167 77 357
Lease liability payments 9 10 29 325 373
Tolal payments 300 481 1,221 1,917 3,919
Derivative receipts 129 (138) [145) |5) 1335]
Net payment 271 R[4 1,056 1,912 3,584
Operating leases with tenanls 282 239 490 470° 1,481
Liquidity surplus fdeficit) 11 [104) [568) 11,442) f2,1031
Cumulative liguidity surplus |deficit]) " (951 [661] (2,103]
2021
WiLhin Following Three ta Over live
gne year year five years years Fatal
Em Em £m £m {m
Debt! 161 il 785 1,213 2,330
Interest on debt 76 3 189 270 408
Derivative payments 148 19 199 145 507
Head lease paymenis 8 k) 29 329 1375
Total payrnents 393 268 1,202 1,957 3.820
Derivative receipts (191l {25] 1221) [74) (511
Met payment 202 243 981 1.883 3,309
Operating leases with {enants - 290 241 505 555 1,591
Liquidity surplus [deficit] a8 {2l {476 {1.328i {1,718
Cumulative liquidity surplus [deficit) a8 8 (3901 (1,718}

1. Gross debt of £2,616m [2020/21: €2,410m represents the tolal of £2.59 1m (2020/21: £2.330m). less unamortised issue costs of £%m [2020/21: £10ml, plus fair vatue

adjustments ta debt of £34m (2020/21: £90m).

Any short term liquidity gap between the net payments required and the rentals receivable can be met through other liquidity sources
available to the Graup, such as committed undrawn borrowing facilities. The Group currently holds cash and short term deposits of
£74m of which £64m is nat subject {o a security interest [see footnote 5 to net debt able on page 203}, Further tiquidity can be achieved

through sales of property assels or investments and financing activity.

The Group's property portfolio is valued externally at £6,44m and the share of joint ventures’ property is valued at £3,538m,
The commitied undrawn borrowing facitities available to the Group are a further source of liquidity. The maturity profile of committed

undrawn borrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

2022 7021

£m £m

Malurity date:  over five years 70 347

between four and five years 401 1,049

between three ang four years 406 294

Total facilities available for more than three years 877 1,650

Between two and three years 360 -

Between one and twa years 50 -

Within ene year - -

Total 1,287 1,690
The undrawn facililies are comprised of British Land undrawn facilities of £1,287m.
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18 Leasing

Operating leases with tenants

The Group leases out all of its investment properties under operating leases with a weighted average lease length of six years
{2020/21. five years). The future aggregate minimum rentals receivable under nen-cancellable operating leases are as follows:

022 2021

£m Em
Less than one year 282 90
Belween one and two years 239 241
Between three and five years 490 505
Between six and ten years 349 392
Between eleven and fifleen years 74 110
Between sixteen and twenty years 3 kx|
After twenty years 17 20
Total 1,481 1,591

Lease commitments

The Group's leasehold 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 perod. The lease payments mainly relate

to head teases where the Group does not own the freehold of a property.

022 w2t

*Minimum Minimum

lease lease
payments Interest Princigal paymenls Inlerast Principal
im tm £m Em Em £m

British Land Group

Less than one year : 9 3 [} 8 3 5
Between one and two years 10 3 7 9 3 [
Between two and five years 29 8 21 29 g 20
Mare than five years 325 228 97 329 227 102
Tetal 173 242 131 375 242 133

Less future finance charges (242} 12421

Present value of lease obligations 131 133
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19 Dividends

The Final dividend payment for the six-month period ended 31 March 2022 will be 13.60p. Payment will be made on 29 July 2022 to
sharehaolders on the register at close of business on 24 June 2022. The Final dividend wilt be a Property Income Bistribution and no
SCRIP alternative will be affered.

PID dividends are paid, as required by REIT legislation, aiter deduction of withhetding tax at the basic rate [currently 20%I. where appropriate.
Certain classes of shareholders may be able te elect to receive dividends gross. Please refer to our website britishland.com/dividends
for details.

Fence per 022 2024

Paymenl date Qividend share m im
Current year dividends
29.07.2022 2022 Final ' 11.60
07.01.2022 2022 Interim 10.32 95

21.92
Prior year dividends
06.08.2021 2021 Final &6 &2
19.02.2021 2021 Intenim 8.40 78

15.04
Dividends in consolidated statement of changes in equity 187 78
Dividends settled in shares - -
Dividends setiled in cash 157 7
Timing difference relating to payment of withhalding lax 12) (2)
Dividends in.cash flow statement 155 [75)
20 Share capital and reserves

) 2022 7021

Nurmnber of ordinary shares in issue at 1 April 937,981,992  937.938.097
Share issues 127,441 43,895
At 31 March : 938,109,433 937981 992

Of the issued 25p ordinary shares, 7,376 shares were held in the ESOP trust [2020/21: 7,375}, 11,266,245 shares were held as treasury
shares (2020/21: 11.266,245) and 926,835,812 shares were in free issue [2020/21: 926,709,543, No treasury shares were acquired by the
ESOP trust during the year. All issuad shares are fully paid.

Hedging and translation reserve

The hedging and translation reserve comprises the effective partion of the cumulative net change in the fair value of cash flow

and fareign currency hedging instruments, as well as all foreign exchange differences arising from the translation of the financial
staternents of foreign operations. The fereign exchange differences also include the translation of the liabilities that hedge the
Company's net investment in a foreign subsidiary. £12m has been reclassified from the hedging and translation reserve to the
Income statemnent in the year ended 31 March 2022, relating to cumulative foreign exchange gains on disposal of the net investment
in a foreign subsidiary.

Revaluation reserve

The revaluation reserve relates 1o owner-occupied properties and investments in joint ventures. £30m was transferred from the
revaluation reserve to retained earnings in the year ended 31 March 2021, relating to the disposal of ewner-occupied properties.
There were no transfers for the year ended 3t March 2022.

Merger reserve
This comprises the premium on the share placing in March 2013. No share premium is recorded in the Company's financial stalements,
through the operation of the merger reliet provisions of the Compames Act 2006,
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20 Share capital and reserves continued
At 31 March 2022, options aver 1,450,784 ordinary shares were gutstanding under employee share option plans. The options had a

weighted average life of 2.7 years. Details of outstanding share options and shares awarded to employzes including Executive Directors
are set out below and on the lollowing page:

Exercise dates

A 3T March . Vesled but Exercised/ ALT1 March Exercise
Oate of granl 2 Granted not exercised Vesied Lapsed 2022  price [pence) Fram To
Share options Sharesave Scheme
20.06.14 ' £,230 - - - 15.230) - 40800  01.0921 01.03.22
21.06.17 13.049 - - - 12362} 10,687 508.00 01.0%.21  01.03.23
29.06.18 23426 - - - 123,426} - 549.00 01.05.21  01.03.22
29.06.18 23.001 - - - 11,6391 21,362 549.00 01.0%23 01.03.24
18.06.19 120621 - - 111721 (18,1871 101,262 435.00 01.09.22 01.03.23
18.06.1% 19,580 - - 13,1831 17.239) 9,238 435.00 010924 010325
07.07.20 469,065 - - [2559)  [58,291) 408,215 336.00 010923 010324
07.07.20 350,147 - - {1.785)  124.106] 324,258 336.00 01.09.25 01.63.2%6
06.07.27 - 114,643 - - {10211} 106,432 414600 010924 010325
06.07.21 : - 93,964 - - [7.100! 86,864 414.00 01.09.26 (h.03.27
1.024.119 208,607 - 8.619] [157.791] 1,066,318 ]
Long Term Incentive Plan - options vested, not exercised
28.06.11 791.304 - - - |791.304) - 575.00 280614 28.06.21
19.12.11 47,509 - - - (47,509i - £51.00 191214 19.12.24
14.09.12 785,719 - - - 17434940 42,225 538.00 140915 14.09.22
20.12.12 33,095 - - - - 33,095 543.00 201215 201222
05.08.13 108.588 - - - - 108,588 401.00 050816 050823
451213 114,618 - - - - 116,618 400.G7 051215 05.12.23
1882633 - - - 11582307) 300524

Long Term Incentive Plan - unvested options

260618 83.942 - - - - 83942 682.20 250621  75.06.28
83.942 - - - - B3,942

Total 29908%4 208,607 - 18,619) [1,740,098) 1,450,784

Weighted average exercise

price of options [pence) £95 434 - 385 540 430
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20 Share capital and reserves continued

Share price
Al 3§ March Exercised/ . Al 31 March  algram date
Date of granl 2021 Granted Vested Lapsed 022 Ipance!  Vasiing dats
Performance Shares Long Term Incentive Plan
246.06.18 752,366 - - 1792344 - 681.40 250621
23.07.19 825,295 3515 - - 828,810 53540 23.07.22
22.06.20 : 849.790 4137 - - 853,927 40850 220623
22.06.21 - 8BB4 - - 688,644 51680 22.06.24
02.08.21 - 238,945 - - 238,945 519.60 02.08.24
G1.o9.2t - 41,294 - - 41,294 54200 010924
19.07.21 - 60,944 (60,944} - - 482.5¢  09.10.21
19.07.21 - 19,612 - - 19,612 48250 13.05.22
19.07.21 - 9,403 - - 9,403 482.50  21.05.22
19.07.24 - 44,273 - - 44,273 48250 12.05.23
19.07.21 - 28,209 - - 28,209 48250  12.05.24
19.07.21 - 9.403 - .- 9,403 48250 120525
12.07.21 - 5,057 [4,015) 12,042} - 48250 210522
19.07.21 - 124,948 - - 123,948 48250 03.07.23
19.07.21 ' 121,787 - 121,787 48250  02.08.24

2427451 1600171 164.959]  (75¢£,408) 3,209,255

Restricted Share Plan

260618 - s 551,813 - (551813] - - 68140 250621
19.06.19 739,300 - - 34.374) 704,926 53800 19.06.22
22.06.20 842062 - 151.2421 790,820 41240 220823

22.06.21 - 947935 - {56,.8321 891,103 51680  22.06.24
21331758 947,935 15918131 1142,448) 2,396,849

Total 4560626 2549106  [614772} (896,854 5,596,104
Weighted average price of shares [pence} 531 512 640 450 489

21 Segmaent information

The Graup allocates resources to invesiment and asset management according to the sectors it expects to perform over the medium
term. The Group previously reporied under three operating segments, being Offices, Retail and Canada Water. From 1 April 2021,

the Group changed its reperting, to report under two operating segments, Campuses and Retail & Futfilment. The Campuses sector
includes the former segments of Dffices and Canada Water in addition to residential properties. These changes are in ling with our
revised strategy and how Management now reviews the performance of the business. Due to the changes in the segments, the
comparalive figures have been restated in the below segmental disclosures.

The relevant gross rental income, net rentat income, operating result and property assels, being the measures of segment revenue,
segment result and segment assets used by the management of the business, are set out on the fallowing page. Management reviews
the performance of the business principaily on a proporlionally consolidated basis, which includes the Group’s share of joint ventures
on a line-by-line basis and excludes non-controlling interests in the Group's subsidiaries. The chief operating decisian maker for the
purpose of segment information is the Executive Committee.

Gross rental income is derived from the rental of buildings. Operating result is the net of net rental income, fee incorme and
administrative expenses. No customer exceeded 10% of the Group's revenues in either year.
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21 Segmentinformation continued

Segment result
Campuses Retail & Fullilment Unallecated Total
Restated Rastaled Restaled Rastated
022 021 2022 2N 2022 w011 2022 2021
Lm Em £m {m £m £m tm Em
Gross rental income
British Land Group 143 166 193 193 - - 338 381
Share of joint ventures kAl 85 56 5 - - 147 142
Total 234 252 249 251 - - 483 503
Net rentalincome
British Land Group 17 139 - 176 126 - - 293 265
Share of joint ventures 77 &9 52 28 - - 129 97
Total 194 208 228 154 - - 422 362
Qperating result
British Land Group 120 134 17m 121 {501 [48) 23l 207
Share of joint ventures 73 469 51 28 {2} - 122 97
Total 193 203 222 149 1621 (48} 353 304
" 2022 071

Reconciliation to Underlying Profit : £m £m
Operating result 353 304
Net financing costs 1102} [103)

Underlying Prafit 251 20

Reconciliation to profit ({oss! on ordinary activities before taxation

Underlying Profit 251 2
Capital and other 705 01,297
Undertying Prafit altributable tc non-controlling interests 2 3

Total profit {loss) on ordinary activities hefore taxation 958 (1053

Reconciliation to Group revenue

Gross rental income per operating segment result . 483 503
Less share of gross rental income of joint ventures [147) [142
Plus share of gross rental income atiributable to non-controlling interests 2 14
Gross rentat income (Note 3) 338 377
Trading property sales proceeds b -
Service charge income &2 64
Management and performance fees [from joint ventures] g 7
Other fees and commissions ) 21 20
Surrender premium payable 129) -
Revenue [consaolidated incomne statementl 410 468

A reconciliation between net financing costs in the consolidated income staternent and net financing costs of £102m (2020/2%: £103ml
in the segmental disclosurgs above can be found within Table A in the supplementary disclosures. Of the total revenues above,
Enii (2020/21: £nil) was derived from outside the UK.
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21 Segmentinformation continued
Segmant assets

Campuses Retail & Fullilmant Fotal
Resiated " Restated ‘Restated
2022 2021 2022 2021 2022 2021
E£m Em tm £m Em £m
Property assets
British Land Group 4,150 4130 2,768 1.988 6,938 6,118
Share of juiid ventures 2,826 2418 712 504 3,538 3.022
. Total 6,976 4,548 3,500 2,592 10,474 9.140
Reconciliation to net assets
2022 2027
British Land Group £m Em
Proparty assets 10,474 9,140
Qther non-current assets 69 51
Non-current assets ) 10,545 9.1
Qther net current liabilities {318) (203
Adjusted net debt {3,458]  12.928]
Other non-current liabilities - -
EPRA NTA [dituted] 6,771 6,050
Non-controiling interests 15 5%
EPRA adjustments - s3] - (124}
Net assets 6,733 5.983

22 Capital commitments

The aggregate capital commitments ta purchase, construct or develop investment property. for repairs, maintenance or enhancements,
or for the purchase of investments which are contracted for but not provided, are set out below:

2022 202t

- £m £m

British Land and subsidiaries 222 282
Share of joint ventures 332 51
554 333

As part of the Group's 2030 Sustainability Vision published in 2020, the Group committed to a target of net zero carbon emissions by
2030, through offsetting any remaining emissions which have nat been mitigated framn that date. As part of this, the Graup announced
a transition vehicle, funded st a rate of £40 per tonne of ernbodied carbon generated thraugh its development pragramme. In relation
to the transition vehicle commitment, as at 31 March 2022, the Group has committed to spend £15m (31 March 2021: £9m) on carbon
mitigation activities on its standing partiolio.

23 Related party transactions

Details of transactions with joint ventures are given in Notes 3, 6 and 11. During the year the Group recognised jsint venkure
managerment fees of E9m (2020/21: E7ml. Directors are the key management personnet and have the authority and responsibility for
planning, directing and conlrolling the activities of the entity. Details of Directors’ remuneration are given in the Remuneration Report
on pages 127-153. Cetails of transactions with The British Land Group of Companies Pension Scheme, and other smaller pension
schemes, are given in Note ¢

24 Contingent liabilities

Group and joint ventures

The Group and joint ventures have contingent liabilities in respect of legal claims, guarantees and warranties anising in the ordinary
caurse of business. It is nat anticipated that any material liabilities will arise from these contingent liabilities.
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25 Subsidiaries with material nen-controlling interests

On 5 July 2021, the Group completad the acquisition of the remaining 21.9% units of Hercules Unit Trust that the Group did not already
own for a consideratian of £38m. Whilst the transaction was comepleted on 5 July 2021, the Group cbtained the risks and rewards of
ownership of the 21.9% of Hercules Unit Trust on 1 April 2021 and therefore the change in ownership percentage and resulting non-
controlling interests were reflected at this date in the linancial statements. The book value of the net assets purchased at 1 April 2021
was E40m and consequently £40m has been transferred from nen-controlling interests to sharehelders equity.

As a result, the remaining nen-controlling interests in Group subsidianies, relating to 12.5% of Speke Unit Tryst, is no longer material to
the Group and therefore no further disclosure is included with respect te the ongoing non-controlling interests. with the comparative
information below setting out the summarised financial information for the consolidated results of the Hercules Unit Trust. The
informatian below is the amount before intercompany eliminations. ’

Summarised incame statement for the year ended 31 March
Hercyles Unii Trust

2022 2021

&m £m
Loss on ordinary activities after taxation - 1214]
Attribytable to non-contralling interests - 152
Attributable to the shareholders of the Company - {162}

summarised balance sheet as at 31 March
Hergules Unit Trust

2022 2021

tm tm
Total assats - - . .. —— _ . - . 627 -
Tatal lisbilities - 1402}
Netassets N - 225
Non-conirolling interests - 1591
Equity attributable to shareholders of the Company - 164
Summarised cash flows

Harcules Unii Trust
2022 2021

fm €m
Netincrease in cash and cash equivalents - 10
Cash and cash equivalents at 1 April - 29
Cash and cash equivalents at 31 March - 39

26 Subsequent events

In Aprit 2022, post year end. the Group exchanged contracis on the sale of a 75% interest in the majority of the Paddington Central
campus to GIC, farming a new joint veature with an ownership split 75:25 for GIC and British Land, respectively. Completion is
unconditional and will accur within three manths of the exchange date. The totat consideration of £694m is marginally belaw the
associated investment property carrying value as at 31 March 2022, but net materially so.

On cornplelion, two investmant properties on the campus, 3 Xingdom Street and 5 Kingdem Stree!, will remain outside the joint venture
but will be subject to two different aplion agreements.

Firstly, upon completion the jomnt venture will be granted an uncenditional option to acquire 3 Kingdom Street al the prevailing market
rate, which expires five years from the completion date,

A second uncenditional aption to acquire the 5 Kingdom Street development site will also be granted on completion, via a separate 50:50
joint venture with GIC, for a consideration of £68.5m, which expires six months from the completion date. This amountincludes elements
of cantingent consideration and so the expected gain ar loss on sale is subject 0 future events. '
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27 Audit exemptions taken for subsidiaries

The following subsidiaries are exernpt from the requirernents of the Companies Act 2006 relating to the audit of individual accounts by

virtue of Section 479A of that Act.

The British Land Company PLC 00421920

Companies House

Companies House

Name reg number Name reg number
17-19 Bedford Street Limited 0739897 BL Whiteley Limited 11253224
18-20 Craven Hill Gardens Limited 07467839 BL Whiteley Retail Limited 11254281
20 Brock Street Limited 07401497 BLD [A) Limited 00467242
Adamant Investment Corporation Limited 00225149 BLD [Ebury Gatel Limited 03843852
B.L. Holdings Limited 00000529 BLD ISJ] Investments Limited 04484750
Bayeast Property Co Lirnited 00635800 BLD SJ] Limited 02924321
BF Propco | No 1) Limited 05270158 BLSSP |[PHC 5] Limited 04104061
BF Propce | No 19) Limited 05270113 BLU Property Management Limiled 01020347
BF Propco | No 3| Limited 052701946 BLV Securities Limited 03323061
BF Propco | No 4 | Limited 03270137 British Land {Jaink Ventures] Limited 04682740
BF Propco [ Mo § ) Limited 05270219 British Land City Oftices Limited 03944069
BF Properties INo 5l Limited 05270039 British Land Department Stores Lirnited 05312262
BL Aldgaie Development Limited 05070564 British Land Developmenis Limited 00490611
BL Bluebutton 2014 Limited 09048771 British Land Fund Management Limited 04450726
BL Broadgate Fragment 1 Limited 09400407 British Land Hercules Limiled 02783381
BL Broadgate Fragment 2 Limited 09400541 British Land In Town Retail Limited 03325066
BL Broadgate Fragment 3 Limited 05400411 British Land Industrial Limited £0643370
BL 8roadgate Fragment 4 Limited 09400409 British Land Investment Management Limited 040884640 .
Bl Broadgate Fragment 5 Limited 09400413 British Land Offices [Non-City) Limited 02740378
BL Broadgate Fragment & Limited 09400414 British Land Offices Limited 02725135
BL Chess Limited 08548399 British Land Property Advisers Limiied 02793828
BL City Offices Holding Company Limited 056002147 British Land Superstaras [Non Securitised) 06514283
BL Oepartment Stores Hatding Camnpany Limited (4002135 Number 2 Limited

BL Edan Walk Limited 10620935 Broadgate (PHC 8t Limited 03707220
BL European Holdings Limiled 03044033 Broadgate City Limiled 01765078
BL Euston Tower Helding Company Limited 11612398 Broadgale Square Limited 01797326
Bl. Goodman ILP) Limited 05054902 BVP Developments Limited 03534586
BL HC PH CRG LLP 0CI38244 Canada Water Offices Limiled 10182462
BLHC PHLLP OCai17199 Cavendish Geared Limited 02779045
BL HC Property Holdings Limited 06894044 Clarges gsta_te. Property Management Co Limited 08418875
BL High Street and Shopping Centres Hotding Limited 04002148 Comgenic Limited 04423658
BL Haldings 2010 Limited 07353966 Derby Investment Holdings Limited 00040492
BL Innovation Properties 2 Limited 05070554 Drake Circus Leisure Limited 09190208
BL Innovation Properties Limited 12293278 Four Broadgate Linjited 018815634
BL Intermediate Holding Company 2 Limited 12462158 Hernpel Hotels Limitsd 02728455
BL Logistics Investment 3 Limited 05189368 Insistmetal 2 Limited 04181544
BL Newport Limited 04967720 Linestair Limited _ 05856174
BL Office INon-Cityl Holding Company Lirmited 04002133 Meadowbank Retail Park Ediml.)urgh Limited 05489809
BL Gffice Holding Company Limited 05995028 Meadowhall Centre [1999) Limited 02261117
Bt Gsnaburgh 5t Residential Limiteg 06874523 Meadowhall Cenlre Limited . 03918066
BL Paddington Holding Company 2 Limiied 11863746 Moarage [Property Developments| Limited 01185513
8L Paddington Property 3 Limited 11863747 Osnaburgh Street Limited 03886735
BL Piccadily Residential Limited 08707494 Paddington Central I |GP} Limited 05092409
8L Residual Holding Company Limited 05995030 PC Canal Limited 09712919
BL Relait Holding Company Limited 05995033 Pillar Projects Limited 02644288
8L Relail Indirect Investments Limited 12288464 Piliar Property Groug Limited 02570618
BL Retait Properties 2 Limite¢ 13349753 Plymouth Retail Limited 10368557
BL Retail Properties 3 Limited 04869976 Project Sunrise Properties Limited 02043282
BL Retait Property Holdings Limited 13215871 Reboline Lirmited 03702408
BL Retail Warehousing Halding Company Limited 04002154 Regent's Place Holding 2 Limited 11864307
BL Shoraditch Development Limited 05326670 Regents Place Management Company Limited 071346724
BL Universal Limited 00324647 Regents Place Residential Limited 11241644
BL West End Investments Limited 07793483 Shopping Centres Limited 02230056

Ll
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Notes to the Accounts continued

27 Audit exemptions taken for subsidiaries continued

Campanies House

Namaz req number
Shoreditch Support Limited 02360815
Six Broadgate Limited 01881441
Surrey Quays Limited 05294243
TBL [Lisnagelvin] Limited 03853983
TBL IMaidstone} Limited 03854415
TEL Praperties Limited 03843190
Teesside Leisure Park Limited 02672136
Topside Street Limited 11253428
Union Property Holdings [Londonl Limited (0423829
United Kingdom Property Campany Limited 00264486
Vintners' Place Limited . 02149495
Wardrobe Holdings Limited 05048158

The foliowing partnerships are exempl from the requirements Lo prepare, publish and have audited individual accounts by virtue
of regulation 7 of The Partnerships laccounts) Regulations 2008, The resulls of these parinerships are consolidated within these
Group accounts.

Name MName

BL Chess Na. 1 Limited Partnership Paddington Central I LP

BL Lancaster Limited Partnership Paddingten Central Il LP

BL Shoreditch Limited-Partnership = == === - - =--= --  —-Paddingtan Kiosk LP

BL West End Offices LP Power Court Luton Lirnited Partnership
Herefard Shopping Centre Limited Partnership The Aldgate Place Limited Partnership
Paddington Block A LP The Hercutes Property Limited Partaership
Paddington Block B LP
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Company Balance Sheet

As at 31 March 2022

w2 2021
Note £m £m
Fixed assets
Investments and loans to subsidiaries D 33,140 33142
Irvestments in joint ventures D 116 106
Otherinvestimenis D 3% 41
Interest rate and currency derivative assets 3 96 135
33,386 33.624
Current assets
Debtors G 12 5
Cash and short term deposits E 29 89
41 4
Current liabilities
Short term borrowings and cverdrafts £ (200 [141)
Creditars H (85) 170)
Amounts due to subsidiaries [26,513]  [27.374
[26,618)  (27.607|
Net current Liabilities [26,577) [27.913)
Tatal assets less current liabilities §,809 591
Non-current liabilities -7 )
Debentures and loans E [2,249] {1,891
Lease Liabilities {25] {25}
Interest rate and currency derivative liabilities E 26 1128}
[2,370) [2,044)
Netassets 4,439 3.867
Equity
Callad up share capital 1 224 234
Share premium ’ 1,307 1307
Other reserves 15} ]
Merger reserve 213 213
Retained earnings 2,650 2118
Total equity 4,429 3,867

The profit alter taxation for the year ended 31 March 2022 for the Company was £726m [year ended 31 March 2022: £113m lossl.

Tim Score Bhavesh Mistry
Chairman Chiel Financial Officer

The financial statements on pages 221-232 were approved by the Board of Oirectors and signed on its behalf on 17 May 2022,
Company number 621920,
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Company Statement of Changes in Equity

For the year ended 31 March 2027

Sharg Share Other Merger Profit and loss Tatal

capital premiwm reserves reserve account equity

Em Em £m Em £€m £m

Balance at 1 April 2021 234 1,307 [s) 213 2,118 3,867
Dividend paid - - - - 11571 (157)
Fair value of share and share option awards - - - - 3 3
Profit far the year after taxation - - - - (il 724
Balance at 31 March 2022 234 1,307 (5] 213 2,690 4,439
Balance at 1 Aprit 2020 234 1,307 15) 213 2319 4,068
Dividend paid - - - - (78} 178
Fair value of share and share option awards - - - - 3 3
Net actuarial loss on pension schemes - - - - 113l 113)
Loss for the year afier taxation - - - - 1§13) {113]
Balance at 31 March 2021 234 1.307 15] 213 218 3867

The vatue of distributable reserves within the praofit and loss account is £1,399m (2020/21: £818m)] lunaudited). An explanation of how
distributable reserves are dgetermined, and any imitations, is set aut on page 223 of Note A, within the Distributable reserves section
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Notes to the Accounts

(Al Accounting policies

The financiak statements for the year ended 31 March 2022 have been prepared on the historical cest basis, except for the revaluation
of derivatives which are measured at fair value. These financial statements have been prepared in accordance with the Companies Act
2006 as applicable to companies using Financial Reporting Standard 101 Reduced Disclosure Framework ['FRS 107°].

The financial statements apply the recognition, measurement and presentation requirements of international accounting standards in
confermity with the requirements of the Companies Act 2006, but make amendments 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 exemption under 5.408 Companies Act 2006, to prepare an lndwldual profit and loss account
where Group accounts are prepared.

The Company has taken advantage of the following disclosure exemptions under FRS 101:
lal the requirements of IAS 1 to provide a balance sheet at the beginning of the period in the event of a prier period adjustment

(b} the requirements of IAS 140 provide a statement of cash flows for the period

(¢} the requirements of 1AS 140 provide a staternent of compliance with IFRS

(d) the requirements al 1AS 1 to disclose information en the management of capital

(e} the requiremenits of paragraphs 30 and 31 of IAS 8 "Accounting Policies, Changes in Ancountmg Estimates and Errars’ to disclose

new IFRSs that have been issued but are not yet effective

{f] the requirements in IAS 24 ‘Related Party Disclosures’ to disclose related party transaclions entered into between two ar more
members of a group, provided that any subsidiary which is a party 1o the transaction is whally owned by such a member

(gl the requirements of paragraph 17 of IAS 24 ‘Related Party Disclosures’ to disclose key management personnel compensation
b
[} the requirements of paragraphs %1-99 of IFRS 13 ‘Fair Value Measurement’ to disclose information of fair value valuation lechniques
and inputs

the requiremnents of IFRS 7 ta disclose financial instruments

New standards eifective for the current accounting period do not have a material impact on the financial staterments of the Company.
The accounting policies used are otherwise consisient with those contained in the Company's financial statements for the year ended
31 March 2022,
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Notes to the Accounts continued

{A] Accounting policies continued

Going concern

The financial statements are prepared an a going cancern basis, The balance sheet shows that the Company is in a net current tiability
position. This results from loans dus to subsidiaries of £26,513m which are repayable on demand and therefore classified as carrent
ligbilities. These liabitities are not due to external counterparties and there is no expectation or intention that these loans will be repaid
within tha next 12 moanths. The net current liability position also results from the £20m of facilities that are reaching maturity within the
nex! 12 months. The Company has access to £1.3bn of undrawn facilities and cash. which provides the Directors with comfort that the
Company will be able to meet these current liabilities as they fall due. As a consequence of this, the Girectors feel that the Company is
well placed to manage its business risks successfully despite the current ecanomic climate. Accordingly, they beliave the going concern
basis is an gppropriate one. See the full assessment of preparation an 3 going concern basis in the corporate governance section an
page 109. ’

Investments and loans
Investments in and loans lo subsidiaries and joinl ventures are stated at cost less any impairment. Impairment of lpans is calculaled in
accordance with IFRS 9. Impairment of inveskments is calculated in accordance with IAS 34, Further detail is pravided below.

Critical accounting judgements and key sources of estimation uncertainty

The key source of estimation unceriainty relates to the Company's investments in and loans to subsidiaries and joint ventures. In
estimating the requirement for impairment of investments, management make assumplions and judgements an the value of these
investments using inherently subjective underlying assel valuations, supported by independent vatuers with reference to investment
properties held by the subsidiary or joint ventures which are held at fair value. The assumplions and inputs used in determining the fair
value are disclosed in Note 10 of the consolidated financial statements.

In accordance with IFRS 9, management has assessed the recoverability of amaunts due to the Company from its subsidiaries and .. .
joint venkures. Amounts due to the Company from subsidiaries and joint ventures are recovered through the sale of properties and
investmants held by subsidiaries and joint ventures and through setiting financial assets, net of financial liabitities, that the subsidiaries
and joint ventures hold with counterparties other than the Cormpany. This is essentially equal to the net asset value of the subsidiary or
joint verture and therefore the net asset value of the subsidiary or joint venture is consigered to be a reasonable approximation of the
availzble assets that could be realised 10 recaver the amounts due and the requirement to recognise expected credit losses. As a result,
the expected ccedit loss is considered to be equal to the excess of the Company’s interest in a subsidiary or joint venture in excess of the
subsidiary or joint venture's fair value.

At 31 March 2022, the Company has recognised a E167m impairment reversal 12020/21: £1,123m impaicment] in the Company's financial
statements, in relation to investment in joint ventures and subsidiaries and intercompany loans. The impairment reversal arises
predominantly as a result of the increase in the value of the investment property held by each subsidiary and joint venture.

The Directors do not consider there to be any critical accounting judgements in the preparation of the Company's financial statements.

Distributable reserves

Inctuded in the retained earnings the Company had distributadle reserves of £1.399m as at 31 March 2022 (2020/21: €818mi [unaudited],
When making a distribution to shareholders, the Directors determine profils avaitable for distribution by reference to "Guidance on
realised and distributable profits under the Companies Act 2006” issued by the Institute of Charlered Accountants in England and
Wales and the Institute of Chartered Accountants of Scotland in Aprit 2017.

The prolits of the Compary have been received predominanily in the form of interest income, gains on disposal of investments,
management and adminisiration fee income and dividends from subisidiaries. The availabitity of distributabte reserves in the Comgany

is dependent on those dvidends meeting the definition of quaiifying consideration within the guidance and on avaiable cash resources of
the Group and other accessible sources of funds. Additionally, the Company does nal recognise internally generated gains in the current
and prior years fram intra-Group sales of investments or investment properties as distributable until they are realised, usually through
onward sale to external third parties. The distributable reserves are therefore subject to any future restrictions or limitations at the

time such distribution is made.

[B) Dividends
Details of dividends paid and proposed are inciuded in Note 19 of the consolidated financial statements.

[C) Employee information

Employee costs inctude wages and salaries of £38m (2020/21: £35m, social security costs of £6m (2020/21: E5m] and pension costs of
£4m (2020/21: €1m). Details of the Executive Directors’ remuneration are disclosed in the Rermuneration Report on pages 127-153.
Details of the number of employees of the Cormpany are disclosad in Note 8 of the consolidated financial staiements.

Audit fees in relation ta the parent Company only were £0.5m (2020/21: £0.5m}.
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(O} Investments in subsidiaries and joint ventures, loans to sutisidiaries and other investments

The British Land Company PLC 00421520

Shares in Loanste Invesimentsin Other

subsidiaries  subsidiaries joint veniures  investmenis Tolal

£m £m Em Em €m

At 1 April 2021 18.822 14,320 106 41 33,289
Additions 480 2,009 32 2 2,523
Disposals : - {2.680] - 13 (2,683
Amortisation - - - 16} 18}
|Pravisian for] reversal of impairment {32 21 122 - 167
As at 31 March 2022 19,270 13.870 116 34 33,290

The historical cost of shares in subsidiaries is £19.570m (2020/21: £19.090m). The historical cost of investrments in joint ventures is
£471m [2020/21: £43%m) net of pravision for impairment of £356m [2020/21. £333ml and includes £116m [2020/21: £106mi of loans to
joint ventures by the Company. Results of the joint ventures are set out in Note 11 of the consolidated financial statements. The historical

cost of other investments is £71m [2020/21; £71m).
[E] Net deht

2022 2021
Em fm
Secured on the assets of the Company
5.264% First Martgage Debenture Bonds 2035 347 341
5.0055% First Martgage Amortising Debentures 2035 88 89
5.357% First Mortgage Debenture Sonds 2028 227 241
662 691
Unsecured - . ED -
4.635% Senior US Doliar Notes 2021! - 157
4.766% Senior US Dollar Notes 2023! 101 102
5.003% Senior US Dollar Netes 2024! 1] &7
3.81% Senicr Moles 2026 102 11
3.97% Senior Notes 2026 103 112
2.375% Sterling Unsecured Bong 2029 298 298
*4.16% Senicr US Dollar Notes 2025° 77 7
2.67% Senior Motes 2025 37 37
2.75% Senior Notes 2026 37 37
Floating Rate Senior Notes 2028 8o 80
Floating Rate Senior Notes 2034 102 102
Facilities and overdrafts 604 181
1,607 1,361
Gross debt 2,269 2.052
Interest rate and currency derivative liabilities 76 128
Interest rate and currency derwvalive assets (96) [135)
Cash and short term deposits {291 (89)
Net debt 2,240 1,956
1. Principal and interest on these borrowings were fully hedged into Sterling at a flgating rate at the time of issue.
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€] Net debt continued
Maturity analysis of net debt

2022 2021
£m £€m

Repayable within one year and on demand ) 20 161
between: one and two years - . 10t -
two and five years 854 457

five and ten years ) 859 738

ten and fifizen years 485 496

filteen and twenty years 150 -

2,249 1,891

Gross debt 2,269 2,052
Inlerest rate and currency derivatives - 17)
Cash and short term deposits (29) 189
Netdebt 2,240 1,956

(F] Pension

The British Land Group of Campanies Pension Scherme and the Defined Contributian Pensian Scheme are the principal pensian
schemes of the Company and details are set out in Note 7 of the consolidated financial statements.

Gl Debtors

022 202y

£m Emn

Trade and other debtors [ ?
Prepayments and acerued incormne 1 3
Corporation lax -1 -
12 5

Trade and other deblors are shown after deducting a provision for impairment against {enant dabtors of €2m [2020/21: £2m]. The
provision for impairment is calculaied as an expected credit lass on trade and other debtors in accordance with IFRS 9.

[H) Creditors

2022 2021

Em im
Trade creditors 20 15
Carporation tax - 3
Other taxation and social security 23 15
Accruals and deferred income 42 37

85 70

|1} Share capital

Qrdinary shares

£ of 25p each

issued, called and fully paid
At April 2021 234 937,981,992
Share issues ' - 127,441
At 31 March 2022 ’ 234 . 938,109,633
Qrdlinary shares
£m ol 25p each

Issued, called and fully paid
At 1 Aprit 2020 234 937.938.097
Share issues ~ 43,895
At 31 March 2021 234 937.981,992
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[J] Contingent liabilities, capital commitments and related
party transactions

The Cormpany has contingent liahilities in respect of legal claims,

guarantees and warranties arising in the ordinary course of
business. Tt is not anticipated that any material liabilities will
arise from the contingent tiabilities.

At 31 March 2022, the Company has Enil of capital commitments
(2020/21: Enill.
Related party transactions are the same for the Company as

for the Group. For details refer to Note 23 of the consclidated
financial statements.

The British Land Compaay PLC 00421920

{KI Disclosures relating to subsidiary undertakings

The Carmpany's subsidiaries and other related undertakings at
31 March 2022 are listed on the next page. All Group entities are
included in the consolidated financial results.

Unless otherwise stated, the Company holds 100% of the voting
rights and beneficial interests in the shares of the foliowing
subsidiaries, partnerships, associates and joint ventures. Uniess
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of each of the companies. where applicabte,
comprises ordinary shares unless atherwise stated.

The Company holds the majority of its assets in UK companies,
although some are held in overseas companies. In recent years
wae have reduced the aumber of overseas companies in the Group.

Unless noted otherwise as per the following key., the registered
address of each company is York House, 45 Seymour Street,
London W1H 71X

1. &7 Esplanade, St Helier, Jersey JE10BO.

2. &4 Esplanade, St Helier, Jersey JE1 0BD.

1. 540 Herengrachl, 1017CG, Amsterdam, Netherlands.
4. St Helen's, i Undershaft. Landen ECIF 30Q.

* Companies with an active praposal ta be struck off the register.

+Since 31 March 2022 British Land has announced the unconditional exchange on the
sale of a 75% inlerest in the majority of our Paddingtan Central asseis. The cormpanies
involved will be ciassified as joint venture companies due to the management control
provisions in place.
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Notes to the Accounts continued

(K| Disclosures relating to subsidiary undertakings continued

Direct holdings Indirect haldings

UKfOverseas Tax UK/Overseas Tax
Company Name Resident Status Company Name Resident Status
BL Bluebutton 2014 Limited UK Tax Resident 1 & 4 & 7 Triton Limiled UK Tax Resident
BL Davidson Limited UK Tax Resident 10 Brock Street Limited UK Tax Resident
BL European Fund Management LLP UK Tax Residert 10 Tritcn Street Limited UK Tax Resident
BL Guaranteeco Limited UK Tax Resident  17-19 Bedford Street Limited UK Tax Resident
BL Intermediate Holding Company Limited UK Tax Resident  18-20 Craven Hill Gardens Limited UK Tax Resident
BL Intermediate Holding Company 2 Limited UK Tax Resident 20 Brock Street Limited UK Tax Resident
BL Shoreditch Development Lirmnited UK Tax Resident 20 Triton Street Limited LiX Tax Resident
BLSSP (Fundingl Limited UK Tax Resident 338 Euston Road Limited UK Tax Resident
Biuebutton Property Management UK Limited UK Tax Resident 350 Euston Road Limited UK Tax Resident
150% interest) 39 Victoria Street Lirnited UK Tax Resident
Boldswitch (No 1j Limited UK Tax Resident  Adamant Invesiment Corporation Limited UK Tax Resident
Boldswitch Limited UK Tax Resident  Aldgate Place (GP] Limited UK Tax Resident
British Land City UK Tax Resident  Aldgate Land One Limited " UK Tax Resident
British Land City 2005 Limited UK Tax Resident  Aldgate Land Two Limited UK Tax Resident
British Land Company Secretarial Limited UK Tax Resident  Apartpower Limited UK Tax Resident
British Land Properties Limited UK Tax Resident  Ashband Limited UK Tax Resident

British Land Real Estate Limited
British Land Securities Limited

UK Tax Residgent
UK Tax Resident

B.L. Holdings Limited
B8.L.C.T. 112697 Limited [Jersey)

UK Tax Resident
UK Tax Resident

Broadgate [Funding) PLC. UK Tax Resident  Barnclass Limited UK Tax Resident
Broadgate Estates Insurance Mediation UK Tax Resident  Barndrill Limited UK Tax Resident
Services Limited Bayeast Property Co Limited UK Tax Resident
Hyflzel Limited UK Tax Resideni  BF Propco [No 1) Limited* UK Tax Resident
Kingsmere Productions Limited UK Tax Resident  BF Propco [No 19) Limited™ UK Tax Resident
Linestair Limited UK Tax Resident  BF Propco [No 3} Limited UK Tax Resident
Londen and Henley Heldings Limited UK Tax Resident  BF Propco [No 4) Limited* UK Tax Resident
Meadowhall Pensions Scheme Trustee Limited UK Tax Resident  BF Propeo [No 5] Limited UK Tax Resident
MSC Properly Intermediate Holdings Limited UK Tzx Resident  BF Properties {No 4| Limited UK Tax Rasident
150% interest) BF Properties [No 5) Limited UK Tax Resident
Regis Proparty Holdings Limited UK Tax Resident  Birstall Co-Ownership Trust (Member interest] UK Tax Resident
The British Land Corporation Limited UK Tax Resident  [41.25% interas]
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BL 5KS Holdings Limited

BL {SP) Cannon Street Limited

BL Aldgate Development Limiled
BL Aldgate investment Limited

BL Bradford Forster Limited

BL Broadgate Fragment t Limited
BL Broadgate Fragment 2 Limited
BL Broadgate Fragment 3 Lirmuted
BL Broadgate Fragmant 4 Limited
Bi Broadgate Fragment 5 Limited
BL Broadgate Fragment é Limited
BL Broadway Invesiment Limited
BL Chess Limited

BL City Offices Holding Cempany Lirmiied
BL CW Upper GP Company Limited
150% interest]

BL CW Upper Limited Partnership
[Partnership interest] 150% interes!)
BL Degariment Storas Holding
Compary 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 Residen!
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resigent

BL Oancaster Wheattey Limited UK Tax Resident
BL Orummeond Progerties Limited UK Tax Resident
BL Ealirg Limited UK Tax Resident
BL Ealing Holding Company Limited UK Tax Resident



The British Land Company PLC 00421920

U/Overseas Tax UK/Qverseas Tax
Company Name Resident Stalus Comgpany Name Resident Slatus
BL Eden Walk Limiled UK Tax Resident  BL Retail Invesiment Holdings Lirited UK Tax Resident

BL European Holdings Limited

BL Euston Tower Holding Company Limited
BL Fixed Uplift Fund Limited Partnership
{Partnership interest]

BL Fixed Uplift General Partner Limited
BL Fixed Uplift Naminee 1 Limited

BL Fixed Uplift Nominee 2 Limited

BL Goodman |General Partner] Limited
150% inlerest)

BL Goodman Limited Partnership

[50% interast) :

BL Goodman [LPI Limited

BL HB Investments Limited

BL HC IDSCHI Limited

BL HC [DSCLI) Limited

BL HC Dollview Limited

BL HC Hampshire PH LLP |[Member interest)
BL HC Health And Fitness Holdings Limited
BL HC Inavic Leisure Limited

BL HC PH CRG LLP [Member interest)

8L HC PH LLP (Member interest)

BL HC PH No 1 LLP [Member interesi]

BL HC PH Na 2 LLP [Member interest|

BL HC PH Ne 3 LLP IMember interest]

BL HC Frogerty Holdings Limited

BL Health Clubs PH No 1 Limited

BL Health Clubs PH No 2 Limited

BL High Street and Shapping Centres Holding
Company Limited

BL Holdings 2010 Limited

BL Lancaster Investments Limited

BL Lancaster Limited Partnership
{Partnership interesi|

BL Leisure and Industriat Holding
Company Limited

BL Logistics Investment Limited

Bi Logistics Investment 2 Limited

BL Logislics Investment 3 Limited

BL Meadowhall Holdings Limited

BL Meadowbhall Lirnited

BL Newport Limited

BL Qffice Properties 1 Lsmiled

BL Office Properties 2 Limited

BL Offices GP Limited

BL Office [Non-Cityl Holding Company Limited
BL Qffice Hotding Company Limited

BL Osnaburgh St Residential Ltd

BL Paddington Holding Company 1 Limited
BL Paddington Holding Company 2 Limited
BL Paddington Property 1 Limited

BL Paddington Preperty 2 Limiled

BL Paddington Preperty 3 Limiied

BL Paddington Property & Limited

BL Piccaditly Residential Limited

BL Residual Hotding Company Limited

BL Retail Holding Company Limited

BL Retail Indirect Investments Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Residen:
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 Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident

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 Residenl
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
1K Tax Resident

BL Retail Properties Limited

BL Retail Properties 2 Limited

BL Retail Properties 3 Limited

BL Retail Praperty Holdings Limited

BL Retail Wzrehousing Holding
Company Limited

BL Sainsbury Superstares Limited

{50% interest|

BL Shoreditch General Partner Lirnited
BL Shoreditch Limited Partnership
[Partnership interest)

BL Shoreditch No. 1 Limited

BL Shoreditch No. 2 Limited

8L Superstores Holding Company Limited
8L Triton Building Residential Limited
8L Tunbridge Wells Limited

8L Unitholder No. 1 [J] Limited |Jersey)!

BL Unitholder No. 2 [JI Limited [Jersey]!

BL Universal Limited

BL West (Watling 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 Woatwich Limited

BL Woolwich Norminee 1 Limited

BL Woolwich Nominee 2 Limited
Btackelen Limited*

Blackwall [1)

Blaxmill [Twenty-nine) Limited

BLO [A] Limited

BLO [Ebury Gate) Limited

BLD [SJ) Investments Limitad*

BLD [SJi Limited

BLD Properties Limited*

BLD Praperty Holdings Limited

BLSSP [PHC 5| Limited

8LU Estates Limited

8LU Property Management Limited

BLU Securities Limited

British Land [Joirt Ventures) Limited
British Land Acquisitions Lrmited

British Land Aqua Partnership (2] Limited
British Land Aqua Partnership Limited
British Land City Offices Limited

British Land Construction Limited
British Land Department Stores Limited
British Land Developments Limited*
British Land Fund Management Limited
British Land Hercules Limeted

British Land In Town Retail Limited
British Land Industrial Limited

British Land Investment Management Limited
British Lang Offices [Non-City] Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Restdent

UK Tax Resident

UK Tax Rasident
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
UX 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 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 Residant
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
UK Tax Resident
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Notes to the Accounts continued

Un/Oversess Tax UK/Overseas Tax

Company Name Resident Status Company Mame Resident Stalus
British Land Offices INen-Cityl No. 2 Limited UK Tax Resident  Four Broadgate Limited* UK Tax Resident
British Land Offices Lirnited UK Tax Resident  FRP Group Limited UK Tax Residant
Braish Land Dffices No.1 Limited UK Tax Resident  Garamead Properties Limited UK Tax Resident
British Land Property Advisers Limited UK Tax Resident  Gibraltar General Partner Limited UK Tax Resident
British Land Property Managerent Limited UK Tax Resident  {50% interest]
Broadgate [PHC 8] Limited* UK Tax Resident  Gibraltar Nominees Limited {50% interest) UK Tax Residaent
Broadgate Adjaining Praperties Limited UK Tax Resident  Giltbrook Retait Park Nottingham Limited UK Tax Resident
Broadgate City Limited UK Tax Resident  Glenway Limited UK Tax Resident
Broadgate Caurt investments Limited UK Tax Resident  Hempel Holdings Limited UK Tax Resident
Broadgate Estates Limited UK TaxResident  Hempel Hetels Limited UK Tax Resident
Broadgate Eslates Peaple Management Limited UK Tax Residant  Hercules Praperty UK Holdings Limited UK Tax Resigent
Broadgate Investment Holdings Limited UK TaxResident  Hercules Property UK Limited UK Tax Resident
Broadgate Properties i_imited UK Tax Resident  Hercules Unat Trust [Sersey] [Units] Overseas Tax
Broadgate REIT Limited (50% interest|? UK Tax Resident Resident
Braadgate Square Lirnited* UK Tax Resident  Hereford Old Market Limitad UK Tax Resident
Broughton Retail Park Limited (terseyh Overseas Tax  Herefard Shopping Centre GP Limited UK Tax Resident

Resident  Herelard Shopging Centre Limited Partnership UK Tax Resident
Broughtan Unit Trust (Units]' Overseas Tax  HUT investmenis Limited [Jersey)' Overseas Tax

Resident Resident
Brunswick Park Limited UK Tax Resident  Industrial Reat Estate Limited UK Tax Resident
8YP Developrments Limitad UK Tax Resident  Insistmetal 2 Limited . UK Tax Resident
Canada Water Offices Limited UK Tax Resident  Ivorydell Limited UK Tax Resident
Casegood Enterprises UK Tax Resident  Morydell Subsidiary Limited UK Tax Resident
Caseplane Lirnited UK Tax Resident  Jetbloom Limiled UK Tax Resident
Cavendish Geared Il Limited UK Tax Resident  Lancaster Generat Partner Limited UK Tax Resident
Cavendish Geared Limited UK Tax Resident  London and Henley [UK] Limited UK Tax Resident
Cheshine Properties Limited UK Tax Resident  London and Henley Limited UK Tax Resident
Chester Limited* UK Tax Resident  Lonebridge UK Limited UK Tax Resident
Chrisily Neminees Limited UK Tax Resident  Langford Street Residential Limited UK Tax Resident
City of London Office Unit Trust {Jerseyl {Units] Overseas Tax  Ludgate Investment Holdings Limited UK Tax Resident
135.94% interest)! Resident  Ludgate West Limited UK Tax Rasident
City Residential Holdings Limited UK Tax Resident  Mayfair Properties UK Tax Resident
Clarges Estate Property Management Co UK Tax Resident  Mayllower Retail Park Basildan Limited UK Tax Rasident
Limited Meadowbank Retail Park Edinburgh Lirnited* UK Tax Resident
Comgenic Limited UK Tax Resident  Meadawhatll Centre {1999] Limited UK Tax Rasident
Cornish Residential Praperties Trading Limited UK Tax Resident  Meadowhall Centre Limited UK Tax Resident
Crescent West Praoperties UK Tax Resident  Meadowhall Centre Pension Scheme UK Tax Resident
Deepdate Co-Ownership Trust [50% interesi) UK Tax Resident  Trustees Limited
Derby Investment Holdings Limited UK Tax Resident  Meadowhall Estates {UK] Limited UK Tax Resident
Drake Circus Centre Limited UK Tax Resident  Meadowhall Graup [MLP) Limited UK Tax Resident
Orake Circus Leisure Limited UK Tax Resident  Meadowhall Heldings Limited UK Tax Regident
Orake Preperty Haldings Lirnited UK Tax Resident  Meadowhall Opportunities Nominee 1 Limited UK Tax Resident
Orake Proparty Nominee {Na. 11 Limited UK Tax Resident  Meadawhall Oppartunities Nominee 2 Limited UK Tax Resident
Orake Property Nomineg [No. 2} Limited UK Tax Resident  Mercari UK Tax Resident
Eden Walk Shopping Centre General Partner UK Tax Resident  Mercari Holdings Limited UK Tax Resident

Lirnited {50% interest)
Eden Walk Shopping Cenitre Unit Trust?|50%

Oversaas Tax

Minhill Investmenis Limited
Moorage [Praperty Developments) Limited

UK Tax Resident
UK Tax Resident

interest] [Jerseyl [Units)? Resident  Nugent Shopping Park Limited UK Tax Resident
Elemenwvirtye Limited UK Tax Resident  One Hundred Ludgate Hill UK Tax Resident
Etk Mill Dldharm Limited UK Tax Resident  One Sheldon Square Limited [Jerseyl” Overseas Tax
Eustan Tower Limited UK Tax Resident Resident
Exchange House Holdings Limited UK Tax Resident  Orbital Shopping Park Swinden Limited UK Tax Resident
Finsbury Square 8v° Overseas Tax  Osnaburgh Street Limited UK Tax Residen(
Resident  Paddington 2KS Holding Unit Trust | ferseyl UK Tax Resident
Fort Kinnaird GP Limited (S0% interest] UK Tax Resident  {Unitsi*
Fort Kinnaird Limited Partnership UK Tax Resident  Paddington 3K5 Investments Limited UK Tax Resident
{50% interest! Paddington 5K5 Qevelopments Limited UK Tax Resident
Fort Kinnaird Nominee Limited [50% interest] UK Tax Resident  Pzddington SKS GP Limited UK Tax Resident
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UK/Overseas Tax UK/Qverseas Tax
Company Namp Resident Sratus Company Name - Resident Status
Paddinglon 5KS Holdings Limited UK TaxResident  Power Court Luton Limited Partnership UK Tax Resident

Paddington SKS Nominee 1 Lirnited

Paddington SKS Noeminge 2 Limited

Paddinglen Block A [GP} Ltd!

Paddington Slock A LP {Partnership interest]
Paddington Block 8 IGP) Ltd

Paddington Black 8 LP (Partnership interest)
Paddington Central | {GP} Limited!

Paddington Central | LP [Partnership interest]!
Paddingten Central | Unit Trust [Jerseyl [Units)"

Paddingtan Central Il IGP} Limited*
Paddingten Central  LP (Partnership interesth
Paddingtion Central Il Unit Trust [Jerseyt
[Units]"

Paddington Central ¥ Unit Trust [Jersey)
[Units]®

Paddington Gateway GP Limited
Paddington Gateway Unit Trust [fersey! {Unitsi*
Paddingion Gateway Nominee 1 Limited!
Paddington Gateway Naminee 2 Limited:
Paddingtan 6P Hotdings Limited!
Paddington GP Secured Heldings Limited:
Paddington |nvestments Heldings Limited
[Jerseyit

Paddington Kiosk [GP) Ltgr

Paddington Kiosk LP [Partnership interest):
Paddingtan Property lnvestment 5KS GF
Limited

Paddingten Property Investment GP Limited
PaddingtonCentral Management Campany
Limited [BB.9% interestl

Parwick Haldings Limited

Parwick Investenents Limited

PC Canal Limited

PC Lease Nominee Ltd'

PC Partnership Neminee Lig!

Piccadilly Residential Limited

Pillar [Cricklewaod) Limited

Piltar [Bartford) Limited

Fillar [Futham) Limited

Pillar Broadway Limited

Pitiar City Limited

Pillar Dartford No. 1 Limited

Pillar Denton Limited

Pillar Develogrments Limited

Pillar Europe Management Limited

Pillar Forl Limited

Pillar Gallions Reach Limited

Pillar Glasgow 1 Limited

Pillar Hercules No.2 Limited

Pillar Nugent Limited

Pillar Projects Limited

Pillar Property Group Limited

PiltarStore Limited

Piymouth Retail Limited

Power Courl GP Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
K Tax Resident
Overseas 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
U 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
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

[Partnarship interest)

Power Court Norminee Limited

Project Sunrise Investments Limited
Project Sunrise Limited

Project Sunrise Properties Limited
Reading Gate Relail Park Co-Ownership
IMember interest) [50% interast)
Reboline Limited*

Regent’s Place Holding 1 Limited
Regent’s Place Holding 2 Limited
Regent’s Place Holding Cornpany Limited
Regenls Place Management Company Limited
189.9%|

Regents Place Residential Limited
Rigphane Limited

Rohawk Properties Limited

Salmax Properties

Seymour Street Homes Limited
Shopping Centres Limited*

Shoreditch Support Limited

‘Six Broadgate Limited* -

Southgate General Partner Limited (50%
interest}

Southgate Praperty Unit Trust {Jerseyl [Units]
{50% interest)'

Speke Unit Trust [87.5% interest] Jersey)
(Unitsi

St. Stephens Shepping Centre Limited
Stockton Retail Park Limited

Starey Lendon Offices Limited

Storey Qifices Limited

Storey Spaces Limitad

Surrey QGuays Limited

TBL {Bromley) Limited

TBL ILisnagelvin| Limitad*

TBL {Maidstonel Limited*

TBL Holdings Limited

TBL Progerties Limited

Teesside Leisure Park Limited {51% interest)
The Aldgate Place Limited Partnership
(Partnership interest] )

The Dartford Partnership [Member interest]
{50% interest)

The Gibraltar Limited Partnership [Partnership
interest) [50% interest)

The Hercules Property Limited Partnership
[Partnership)

The Leadenhall Development Company Limited
[50% interest]

The Liverpool Exchange Company Limited
The Mary Street Estate Limited

The Retail and Warehouse Cornpany Limited™
The Whiteley Co-Ownership [Member interest|
150% interest]

Thurrock Retail Park Unit Trust!

Tollgate Centre Colchester 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 Yax 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
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Resident
UK Tax Resideni

Overseas Tax

Resident
UK Tax Resident
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Notes to the Accounts continued

UKfQverseas Tax

Company Name Resident Status
Topside Street Lirnited UK Tax Resident
Tweed Premier & Limited UK Tax Resident
Union Property Corperation Limited UK Tax Resident
Unicn Property Heldings (London! Limited UK Tax Resident
United Kingdom Property Company Limited UK Tax Resident
Valentine Co-ownership Trust iMember UK Tax Resident
interest] [50% interest) .
Valentine Unit Trust (Jerseyl [Units)’ Overseas Tax
Resident
Vintners Place Limited UK Tax Resident
Wates City of London Properties Limited UK Tax Resident
Westbourne Terrace Partnership UK Tax Resident
[Partnership interest)
Whiteley Shopping Centre Unit Trust {Jerseyl Overseas Tax
[Unitsp Resident
WK Holdings Limited UK Tax Resident
WOSC GP Limited {25% interest} UK Tax Resident
WQSC Partners LF [Partnership interest] UK Tax Resident

125% interest}

231 - British Land Annual Report and Accounts 2022



The British Land Company PLC 80621720

Supplementary disclosures

Unaudited unless otherwise stated

Table A: Summary income statement and batance sheet (Unaudited)
Summary income statement based on prepartional consolidation for the year ended 31 March 2022
The fallowing pro forma infarmation is unaudited and does not form part of the consaolidated primary statemnents or the notes thereto.

[t presents the results of the Group, with its share of the results of joint ventures included on a line-by-line basis and excluding non-
controlling interests.

Year ended 31 March 2022 Year ended 1 March 2024
Less non- Less non-

Joint contralling Proportisnaily Jainl eonlrolling  Proporianally

Graup vantures interests consolidated Group ventres interests consalidated

£m £m Em tm £m £m Em £m

Gross rental income! s 147 12) 490 382 142 16 508
Praperty operating expenses (48] 1131 - 161) (105l 145 ki (141)
Netrental income 297 134 12 429 277 97 17) 367
Administrative expenses {8a) "t - 891 |74 - - [74)
Net feas and other incame 13 - - 13 i1 - - 11
Ungeared income return 222 133 21 353 214 97 17) 304
Nel financing costs 113 [47) - (102] [62) {45) 4 (103}
Underlying Profit 187 84 12) 251 152 52 [3] 20
Underlying taxation 4 - - 4 [26]) - - (26}
Underlying Profit after taxation 171 84 2) 255 126 52 (3 175
Valuation movement {see Note 4] 631 [1.298]
Other capital and taxation [net)2 : 59 B7

Result attributabte ta

shareholders of the Company 947 [1,036)

1, Group grass rental incorne includes £7m [2020/2): £5m) of all-inclusive rents relating to service charge income and excludes the £29m [2020/21: Enil) surrender premium
payable within the Capital and other column ol the income siatement,

2. includes other comprehensive income, mevement in dilution of share options and the mavement in fiems excluded for EPRANTA,

Summary balance sheet based on proportional consclidation as at 31 March 2022

The foltowing pro forma information is unaudited and does not form part of the consalidated primary statements or the notes thereto.

It presents the compasition of the EPRA NTA of the Group, with its share of the net assets of the jeint ventures included on a line-by-line

basis, 2nd excluding non-controtling interests, and assuming full dilution.

Mark-lo- Restated

wmarket on Yaluation EPRA EPRA

Share Lessnon- derivatives and surplus on NTA NTA

of joint  contralling Share relaled deht Lease trading 31 March 4 Mareh

Group wentures  interesls options adjustmenls liahilities properties  Imtangibles 2022 0217

m im £&m £m im £m &m £m £m £m

Campuses properties 4,191 2,829 - - - (52} [ - 4974 6,548
Retail & Fulfilmeni prapertias 2,859 728 (15) - - (72) - - 3,500 2,592
Totat properties! 7,050 3,557 (15) - - [124) B - 10,474 9.140
Investments in joint ventures 2,511 (2511 - - - - - - - -
Other investments 41 16 - - - - - 9 48 38
Other net [liabilities] assets [328) ({100) 1 8 - 124 - - [295]) 190)
Net debt [2,541)  (962) [ - 4b - - - 13,458) 12938
Net assets 4,733 - {15) 8 (1] - 8 ? 67N 6.050
EPRA NTA per share {Note 2) 727p 648p

. Included wathin the total property value of £10,476m 31 March 2020/21; £9.140m) are right-of-use assets net of lease liabilities of £9m {31 March 2020/21; £8m}, whichin
substance, relate to properties held under leasing agreements. The fair values of right-of-use assets are determined by calculating the present valug of nel rental cash fows
over the term ol the lease agreemants.

As explained in Mote 21, from § April 2021, the Group now reperts under two operating segments, Campuses and Retail & Fulfitment, Within this table. the comparative figures
have been restated in the relevant disclosures.

~
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued
Unaudited unless otherwise stated

Table A continued
EPRA Net Tangible Assets movement

The British Land Company PLC 00421920

Year ended Year ended
31 March 2022 31 March 2021
Pence Pence
Em per share £m per sharg
Opening EPRANTA 6,050 648 7.202 773
Income return 255 27 175 19
Capital return 423 &9 11,2491 [136)
Dividend paid 1157} (171 [78) 18]
Closing EPRANTA 6,771 27 6,050 648
Table B: EPRA Performance measures
EFRA Performance measures summary table .
2022 202}
Pence Pence
£m per share £m per share
EPRA Earnings - basic 238 257 175 189
- diluted 238 25.4 175 18.8
EPRA Net Initial Yietd 4.3% 4.6%
EPRA "topped-up’ Net Initial Yield 4.9% 5%
EPRA Vacancy Rate 8.3% 8.3%
022 2021
Het asset Net assel
value per value per
Hetassets share Net assets share
£m tpenca) £m [pencal
EPRA NTA [ ial 727 6.050 &48
EPRA NRV 7,403 794 6,599 707
EPRA NDV 8542 702 5,678 509
Calculation and recontiliation of Underlying/EPRA/IFRS Earnings and Underlying/EPRA/IFRS Earnings per share [Audited]
*om “on
Profit lloss) attributable to the shareholders of the Company 958 (1,031}
Exclude: ,
Group - current taxation 121 25
Group - deferred taxation - 5
Joint ventures - taxation - 8]
Group - valuation mavement . 1&71) 888
Group - profit on disposal of investment properties and investments 450 {281
Group - capital and other surrender premia payahle lsee Note 31 b1 -
Joint ventures - net valuation moverment lincluding result on disposals) [see Note 4] [162) 410
Joint ventures - capital financing costs 4 -
Changes in fair value of financial instruments and associzted close-out costs [60) 112
Non-controlling inkerests in respect of the above - [55)
Underlying Profit 251 20
Group - undarlying current taxation 4 128)
Underlying Earnings - basic and diluted 255 175
Group - capital and other surrender premia payadle [see Nate 3 (29) -
Group - reclassilication of foreign exchange differences [see Note 6) 12 -
EPRA Earnings - basic and diluted 238 175
Prafit lloss) attributable to the shareholders of the Company 938 [1.03H
IFRS Earnings - basic and diluted 958 {1,031)
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Table B continued

The British Land Company PLC 00421920

022

2021

Mumbes Murnber
mlllion millign
Weighted average nurnber of shares 938 938
Adjustment for treasury shares 1 1)
IFRS/EPRA/Underlying Weighted average number of shares {basic) 927 927
Dilutive effect of share options - -
Dilutive ettect of ESDF shares 3 3
EPRA/Underlying Weighted average number of shares [diluted) 930 930
Remove ant:-dilutive effect - 13|
IFRS Weighted average number of shares (diluted) 930 927
Net assets per share [Audited)
2002 2021
Pance Pence
m per share £m per share

Balance sheet net assets 6,733 5.983
Deferred tax arising on revaluation mavements - -
Mark-to-market on derivatives and retated debt adjustments 46 115
Dilution effect of share options | 14
Surplus on trading properties a g
Intangible assets ]| 112)
Less non-controlling interests {15) 159}
EPRA NTA 6,771 727 6,050 548
Intangible assets ¥ 12
Purchasers’ costs 623 537
EPRA NRV 7.403 794 6,599 707
Deferred tax arising on revaluation movements 12} 1)
Purchasers’ costs (623} 1537)
Mark-to-market on derivatives and retated debt adjustments (46) [115]
Mark-to-market on debi (190) 12681
EPRA NDV 6,542 702 5.678 409

EPRA NTA is considerad lo be the most relevant measure for the Group and is now the primary measure of net assets. EPRA NTA
assumes that entities buy and sell assets, thereby crystallising certain levels of unavoidable deterred tax. Due to the Group's REIT status,
deferred tax is only provided at each balance sheel date on properties autside the REIT regime. As & result deferred taxes are excluded
{rom EPRA NTA for properties within the REIT regime. For properties outside of the REIT regime. 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

10 recreate the Group through the investment markets based on its current capital and financing structure. EPRA NOV reflects
shareholders’ value which would be recaverable under a disposal scenario, with deferred tax and financizal instruments recogmised

at the full extent of their liability.

2022

2021

Number Number

mitlisn miliign

Mumber of shares at year end 938 938
Adjustment for treasury shares mni (1]
1FRS/EPRA number of shares [basic) 927 §27
Dilutive effect of share options 3 3
Ditutive effect of ESOP shares 2 3
IFRS/EPRA number of shares [diluted) 932 933
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FINANCIAL STATEMENTS continued The British Land Company PLC 00521920

Supplementary disclosures continued

Unaudited untess otherwise stated

Table B continued
EPRA Net Initial Yield and ‘topped-up’ Net lnitiat Yietd [Unaudited)

2022 2021

£m £m

Investment property - wholly owned 6,929 6,118
Investrment property - share of joint ventures 3,538 3022
Less developments, residential and lang {1,168] [1,224)
Completed property portfalio : 9,299 7914
Aliowance for eslimaled purchasers’ costs 672 648
Gross up completed property portiolio valuation {A) ' 9.971 8,584
Annualised cash passing rental income 457 425
Praperty outgoings 133) 129
Annualised net rents (B) 424 3%6
Rent expiration of rent-free perieds and lixed uplifts’ &1 51
‘Topped-up’ net annualised rent [C) 4BS 447
EPRA Net Initial Yield [B/A] 4.3% 4£.6%
EPAA ‘topped-up’ Net tnitial Yield (C/A) 4.9% 5.2%
Including fixed/minimum uplifts received in lieu of rental growth ] 5 5
Total 'topped-up’ net rents (D) 490 457
Overall ‘tepped-up’ Nat Initial Yield ID/A) 4.9% 5.3%
‘Taopped-up’ net annualised rent 485 447
ERV vacant space 3 42
Reversions - - s 4 12
Total ERV [E) 522 50
MNet Reversionary Yield (E/A) ' 5.2% 5.9%

1. The weighted average penod over which reni-tree periods expire is one year [2020/21: one year).

EPRA Net Initial Yield INIY] basis of calculation

EPRA NIY is calculated as the annualised net rent {on a cash flow basisl. divided by the gross value of the completed property portfolic.
The valuation of our completed praperty portiolio is determined by our external valuers as at 31 March 2022, ptus an allowance for
estirnated purchasers’ costs. Estimated purchasers’ casts are determined by the relevant stamgp duty liability. plus an estimate by our
valuers of agent and legal fees on notional acquisition. The net rent deduction allowed for proparty cutgoings is based on our valuers’
assumplions an future recurring non-recoverable revenue expenditure.

In calculating the EPRA ‘topped-up’ NIY, the annualised net rant is increased by the tatal contracted rent from expiry of rent-free periods
and future cantracted rental uplifts where defined a5 not in lieu of growth. Dverall ‘topped-up” NIY is calculated by adding any ather
contracted tuture uplift to the topped-up’ net annualised rent.

The net reversionary yield is calculated by dividing the tatal estimated rental value [ERV) for the completed property porifolio,
as deterrmined by our external valuers, by the gross completed property portfolio valustion.
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The British Land Company PLC 00621920

Table B continued
The EPRA Vacancy Rate is calculated as the ERV of the unrented, lettable space as a proportion of the total rental value of the completed
property partfolio.

EPRA Vacaney Rate [Unaudited)

M March 1 March

12 202

£m Em

Annualised paiential rental value of vacant premises k] 42
Annualised potential rental value for the completed property portfolio 524 507
EPRA Yacancy Rate 6.3% 8.3%

The abave is stated for the UK particlio only. A discussion af significant factars affecting vacancy rates is included within the Strategic
Report [page 43).

EPRA Cost Ratics [Unaudited)

022 7020
£m £€m
Property operating expenses 48 96
Administrative expenses . 88 7%
Share of joint ventures expenses 14 45
Less: Perfermance and management fees [from jeint ventures) 7 17
Nel other fees and commissions (4) 14)
Ground rent costs and cperating expenses de facto included in rents [25) (2]
EPRA Costs {including direct vacancy costs) [A) 112 183
Birect vacancy costs . (421 (31)
EPRA Costs [excluding direct vacancy costs) (B) 70 152
Gross Rental Income less ground rent costs and operaling expenses de facto included in rents kra 341
Share of joint ventures [GRI less ground rent costs] 139 142
Total Gross rental income less ground rent costs {C} (1.7 483
EPRA Cost Ratio {including direct vacancy costs] [A/C) 24.2% 37.9%
EPRA Cost Ratio [excluding direct vacancy costs) {B/C] 15.2% 31.5%
Impairrnent of tenant deblors, lenant incentives and accrued income [0) (8] 83
Adjusted EPRA Cost Ratio (including direct vacancy costs and excluding impairment of tenant debtars, accrued
income, tenant incentives and contracted rent increases) (A-DI/C 25.0% 20.7%
Adjusted EPRA Cost Ratio lexcluding direct vacancy costs and excluding impairment of tepant debtors, accrued
income, tenant incentives and contracted rent increases) {B-DI/C 16.9% 14.3%
Overhead and operating expenses capitalised (incluging share of joint ventures] 7 b

In the current year, employee costs in relation to sta{f ime on development projects have been capitatised into the base cost of relevant
development assets. In addition to the standard EPRA Cost Ratios (both including and excluding direct vacancy costsl, adjusted versions
of these ratios have also been presented which remove the impact of the impairment of tenant debtors, tenant incentives and accrued
incomne which are exceptional items in the current year, to show the impact of these items on the ratios
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Supplementary disclosures continued

Unaudited unless otherwise stated

Table C: Grossrental income [Audited)

w22 2021

£m £m
Rent recewable? 479 493
Spreading of tenant Incentives and camtracted rent increases 8 1
Surrender premia 3 4
Gross rental income 490 508

1. Group gross reatal income includes £7m |2020/21: €5rn} 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 (Unaudited)

Year ended 31 March 2022 Yaar ended 31 March 2021
Joiny Joint

Group ventyres Tatal Group wentures Tetal

£m £m £m Em Em Em

Acquisitions 596 34 630 52 - 52

Development 175 1 208 104 25 129

Irwestment properties

Incremental letiable space 1 - 1 1 - 1

No incremental lettable space 12 25 37 kil 28 59
Tenant incentives 21 3 24 2 5 7 '

Cther material non-allocated lypes of expenditure 2 3 5 5 1 3

Capitalised interest 3 1 7 ] 2 8

Total property related capital expenditure c - 813 99 912 201 61 262

Conversion from acerual to cash basis 42 [7} 35 34 14 48

Total property related capital expenditure on cash basis 855 92 947 235 75 310

The above is presented on a propartionally consolidated basis, excluding nen-contrelling interests and business combinations. The
‘Other material non-allocated types of expenditure’ category contains capitalised staff costs of £5m (2020/21: £6m).
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OTHER INFORMATION [UNAUDITED!

Data includes Group's share of Joint Venlures

FY22 rent collection®

The British Land Company PLC 00421920

Reni due benween 25 March 2021 and 24 March 2022 Offices Rejal® Total
Received 100% 95% 97%
Rent forgiven - 1% 1%
Qutstanding - 4% 2%
100% 100% 100%
Total £196m €270m £466m
March quarter 2022 rent coltection’
Reni due between 25 March 2022 and 30 May 2022 Qfiices Retail® Total
Received 8% 92% 95%
Rent forgiven - - -
Customer paid monthly ‘ - 2% 1%
Outstanding 2% 6% 3%
100% 100% 100%
Total £44m £31m £75m
1. As at 10 May 2022.
2. Includes nen-olfice customers located within aur London campuses. '
Purchases
Since b aprif 2021 Price (100%] Price [BL Share]  Annualised Net Renls
Purchases Sactor fm Em im'
Completed
Hercules Unit Trust units Retail 148 148 12
Thurrock Retail Park " Retail 82 a2 5
Reading Gate Retail Park Retail 48 34 2
Blackwater Shopping Park, Farnberough Retail 38 38 2
B&Q, Cambridge Relait 25 24 1
D& Mandeville Retait Park Retail 24 24 -
Hannah Close, Wemnbley Logistics 157 157 4
Haritage House, Enlield lLogistics 87 87 ?
Verney Road Logislics K3 31 -
Finsbury Square car park, London Logistics 20 20 1
Peterhouse Technology Park, Cambridg Campuses 75 75 3
Waterside House, Guildford : Campuses 15 15 1
The Priestiey Centre, Guildford Campuses 12 12 -
Total 781 747 33
1. BL share of annualised rent topped up for rent frees.
Sales
Since 1 April 2020 Price 1100%) Price |[BL Share)  Annualised Net Rents
Sales Secior £m Em £m!
Completed
Virgin Active, Chiswick Retail 94 54 2
Woodfields Relail Park, Bury [part-sale] Retail 36 36 2
Beaymont Leys [Ftetcher Matll Retail 9 g 1
Virgin Active, Brighton Retail 14 14 2
Debenhams, Plyrmouth Retail 4 4 -
Wardrobe Court Residential 70 70 -
SUAnne's, Regents Place? Residential & b -
Clarges. Mayfair Residential K| 3 -
Canada Water |50% sale) Campuses 580 290 1
Exchanged
Pagdington Central [75% sale]? Campuses 934 £94 27
Total 1,710 1,180 35
1. BL share of annualised rent topped up far rent frees.
2. Exchanged prigr to ! April 2027,
3. Exchanged past year end.
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OTHER INFORMATION (UNAUDITEDR continued

Partfolio Valuation by Sector

The British Land Company PLC 00621920

Group  Joink ventures Total Change%'
At 31 March 2022 Em £m im M1 H2 Ft
West End 3.47% 128 3.607 28 1.6 45
City 438 2415 2853 2.6 2.1 4.7
Canada Water & olther Campuses 147 283 430 69 6.4 12.9
Residential? 77 - 77 0.8 14,7 b4
Campuses 4,141 2,824 4,967 3.0 2.4 5.4
Retail Parks 1891 223 2114 7.1 114 207
Shopping Centre 32 448 800 14.2] 2.1 16,1}
Urban Lagistics 34 § ng 0.8l 0.4 -
Other Retail 251 14 267 10,4} 35 25
- Retail & Fylfilment 2,788 72 3,500 2.7 7.5 9.9
Total 6,929 3,538 10,4467 2.9 4.0 4.8
Standing Investments 6,224 3,099 9,323 22 35 5.5
Developments 705 439 1.144 &3 7.8 1.7

On a proportionally consolidated basis including the Group's share of joint ventures.

1. Valuation moverment during the year lafter taking account of capital expenditurel of properties held al the balance sheel dale, including developments (classified by

end usel, purchases and sales.
2. Stand-alene residential.

Gross Rental Income’

12 months to 31 March 2022

Annualised a5 at 31 March 2022

Ac¢caunting Basis Em Group Jeint ventures Total Group Jaing venures Total
West End 123 [ 129 123 5 128
City . 13 85 98 7 79 86
Canada Water & other Campuses 8 5 13 3 - &
Residential? 1 - 1 1 - 1
Campuses 145 96 261 137 84 221
Retail Parks 131 15 146 129 16 145
Shopping Centre a7 ki) 80 42 32 74
Urban Logistics 3 - 3 7 - 7
Other Retail 1% 1 20 18 1 19
Retail & Fulfilment 200 49 249 194 49 245
Total 345 145 490 333 133 Léd

On a proportionally canselidated basis including the Group’s share of joini venlures.

1. Gross rental income will ditfer from annuabised valuation rents due to accounting adjustments far fixed & mimmum contracted renlal uplifts and lease incentives,

2. Stand-algne residential,

Portfolic Net Yields'?

EPRA netinital  EPRA iopped up Overall topped up Net equivalent Mel equivalent  Nel revarsionary

yield netinitial yield net initial yield vieki  yield movemaent yield tRY Growth
As a1 31 idarch 2022 % ? b % bps % %
West End 3.4 4.1 4. 4.3 (7 [ 0.4
City 29 38 38 4.3 [15) 4.7 (9.4]
Other Campuses 49 6.9 49 5.2 1 54 6.4
Residential 38 38 38 4.0 - 39 (1.7
Campuses 3.2 4.0 4.0 6.3 1) L7 0.0
Retail Parks 6.2 6.5 64 5.9 (151] 39 t2.0]
Shopping Centre 7 1.4 78 7.6 3 80 15.2)
Urban Legistics 20 2.0 20 25 1751 26 63
Other Retail 5.2 5.6 6.1 6.4 (sl 5.4 08
Retail & Fulfilment 6.0 4.3 6.4 5.0 197 6.1 (2.8
Total 4.3 4.9 4.9 4.9 142) 5.2 (1.2

On a preporbionally consolidated basis incluting the Group's share of joint ventures.
Including notional gurchaser s costs

1.
2. Excluding commitied developments, assets held lor development and residential assets. .
3. Including rent contracted fram expiry of rent-free periods and fixed uplifts notin lieu of rental growth.
4
5.

Including fixed/mirnmnum uplihs lexcluded trom EPRA definition).
As caleulated by MSCIL
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Totat Property Return las calculated by MSCI)

The British Land Company PLC 00621920

12 months to 31 March 2022 Dtlices Relail Tatal
% Brilish Land MSCt British Land MSCI British Land MSCI
Capital Return 58 32 11.6 88 14 14.9
- ERV Growth 01 1.4 2.9 (2.0) [1.2] 3.1
- Yield Movement! {11] bps {23 bps 1971 bps (82} bps 142} bps 147 bps
Income Return 24 3.7 7.6 56 4.0 4.2
Total Property Return 8.5 7.0 20.0 14,9 11.7 19.6
On a proportienally censelidated basis including the Group’s share of joint ventures.
1. Net equivalent yield movement,
Top 20 Tenants by Sector

% of Retait & % of Campuses
As at 3 March 2022 Futhilment rent
Retail & Fulfilment Campuses
Next 4.9 Meta[Facebook! 174
Walgreens [Boots) 4.8 Centsu international 47
M&S 41 Visa 40
JD Sports 3.2 Herbert Smith Freehills 2.9
Currys Plc 3.1 Gazprom 2.4
J Sainsbury 2.8 Microsoft Corp - 2.5
TIX(TK Maxx} 28 SMBC 2.2
Frasers Group 2.5 Vedafone 2.0
Asda Group 2.2 Deuische Bank 1.9
Kingtisher 20 Henderson 1.7
Tesco plc 2.0 ReedSmith 1.6
DFS Furniture 1.8 TPICAP 1.5
Hutchison Whampoa 1.8 The Interpublic Group [McCann] 1.6
TGI Friday’s 1.8 Softbank Group 1.5
River Island 1.6 Mayer Brown 1.4
Homebase 1.5 Mimecast 1.3
Primark 15 Credit Agricole 1.2
H&M 1.4 Kingfisher 1.2
Wilkinson 1.3 Milbank LLP 1.1
Pats at Home 1.2 Manzo Bank 1.1
Total top 20 48.3 Totaltop 20 5.5
Major Holdings

8L Share Sq Rent | 100%]| Occupancy Lease

45 al 31 March 2022 % 000 frpa't rale %7 length yrs?:
Broadgate 50 4,668 189 9257 5.4
Regent's Place 100 1,740 85 95.2 8.7
Paddington Central’ 100 938 47 99.6 9.2
Meadowhall, Shetfield 50 1.500 57 95.9 4.1
Glasgow Fort, Glasgow 100 510 17 94.7 52
Teesside, Stockion 100 569 15 95.0 2.4
Hannah Close, Wembley 100 246 3 100.0 3.4
Ealing Broadway, London 100 540 11 950 37
Drake's Circus, Plymouth 100 1,190 15 91.9 49
Giltbraok, Notungham 100 198 7 100.0 47

1. Annualised EPRA contracted rent including 100% al joint ventures

2. Includes accommpdatien ender offer or subject 10 assel managemeani.

3 Woeighted average to first break.
4. Excludes committed and near term developments.

5. Post year end. exchanged on the sale af 75% of the majority of assels in Paddingtan Central.
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OTHER 'INFURMATI ON [UNAUDITED! continued The British Land Company PLC 00621920

Lease Length & Occupancy

Average lease length yrs Occupancy rate %
As at 3t March 2622 To mapiry Tobreak  EPRA Decugancy Occupancy'
West End 7.8 7.2 95.7 968
City 1.4 6.5 90.2 4.2
Gther Campuses 17 58 1000 100.0
Residential 145 162 100.0 1000
Campuses 7.7 7.0 93.5 96.7
Retall Parks 4.0 L4 4.6 97.4
Shaopping Centre 56 43 92.0 939
Urban Logistics 5.4 4.5 . 99.8 99.8
Other Retail . 82 7.7 942 59
Retail & Fulliiment &0 b.b 4.0 96.3
Total 6.8 5.9 93.7 96.5

1. Space allocated to Storey is shown as accupied where there is 3 Storey tenant in place otherwise il is shown as vacant, Tolal occupancy would rise from 96.7% to
97.2% it Starey space weare assumed to be fully let.

2. Includes accommodation under offer ar subject to asset management.

3, Where accupiers have entered administration ar CVA but are stilt liable for rates, these are treated as occupied. I units in administration are treated as vacant,
then the accupancy rate for Retail & Fullilment would reduce from 96.3% to 94 5%, and total accupancy would reduce from $6.5% to 95.6%.

Portfalio Weighting

2021 022 2012
As at 31 Mareh % % &m
West End 359 345 3.407
City T 275 273 2.853
Canada Water & other Campuses &1 [ 430
Residential! 0.6 07 77
Campuses 701 666 6,967
Retail Parks 17.6 20.2 2114
Shopping Cenire . 83 16 800
Urban Legistics 12 30 N9
Other Retail 2.8 2.4 267
Retail & Fulfilment 29.% 334 3,500
Total 100 100 10,447
London Weighting 7% 73% 7.604
On a proportionally consalidated basis including the Group's share o joint ventures.
{. Stand-alone residentiaf.
Annualised Rent & Estimated Rental Value (ERV]

Annyalised rent Ivaluaiion basis} ERV Average rent
£m* £m £psl

As al 31 March 2022 Graup  Jeint ventures Total Joal Contracled ERV
West Eng? 114 5 19 161 4639 9.4
City? 7 72 79 123 535 . 564
Canada Water & other Campusas 6 - [ 8 272 345
Residential* 1 - 1 1 £1.7 309
Campuses 128 77 205 293 52.9 57.8
Retail Parks 133 17 150 134 223 19.2
Shopping Centre 39 39 78 76 239 22.4
Urban Logisiics 7 - 7 ? 19 15.6
Qther Reatail 17 1 18 1% 110 1.2
Retail & Fulfilment 195 57 253 240 207 18.8
Total 24 134 458 513 295 29.9

On a proportionally consolidaled basis including the Group's share of joint ventures and funds. excluding committed, near term and assets held for development.

1. Gross rents plus, where reni reviews are outstanding, any increases ta ERY [as determined by the Group’s external valuersl, less any ground rents payable under
head leases, excludes contracted rent subject to rent free and future wplift,

2 Annuatised rent, plus rent subject to renl free.

3. Epst metrics shown for pthice space only.

4. Stand-alone residential.
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Rent Subject to Open Market Rent Review

The British Land Company PLC 004215720

For yese ta 31 Mareh 2023 2024 2025 026 2027 2023-25 2022-27
As at 35 March 2022 Em Em Em Em £m £m fm
West End 23 4 15 g 22 42 73
City 1 15 8 26 4 24 54
Canada Water & other Campuses - - 1 - - 1 1
Residential - - - - 1 - 1
Campuses 24 19 24 a5 27 &7 129
Retai( Parks g b4 g 7 26 41
Shapping Centre 8 3 3 2z 3 14 1%
Ui bdn Luyislics - - 1 - - 1 i
Cther Retail 1 2 1 - 1 4 5
Retail & Fulfilment 18 13 14 10 11 45 1]
Total 42 32 38 45 38 112 195
On a propartionally consolidated basis including the Group's share ol joint ventures excluding committed, near term and assets held for development,
Rent Subject to Lease Break or Expiry
For yesr to 31 March 2003 2024 2025 028 2027 2023-25 2023-27
As at 31 March 2022 Em £m £m £m €m Em Em
West End k4 15 1 13 8 45 46
City 7 16 4 17 3 27 47
Other Campuses } 2 - - 1 3 4
Residential - - - - - - -
Campuses 27 33 15 o 12 75 117
Retail Parks 23 28 19 21 18 70 109
Shopping Centre 16 12 ? 12 7. 37 LT
Urban Logistics - - 2 4 - 2 &
Other Retail 4 i 1 1 1 6 B
Retail & Futfilment 43 41 31 38 26 115 179
Tatal 70 74 46 48 k] 190 295
% of contracted rent 13.7 14.0 8.9 13.2 7.2 346 57.0
On a proportienally consolidated basis including tha Group’s share of joint ventures
Racantty Completed and Committed Developments

- Pre-lat &

BL Share 100% sq it Current Value  Cosi to come ERYV under alfer  Forecast IRR

As at 3t March 2022 Secler % ‘000 PL Calendar Year Em Em' Em® Em® %
1 Triton Square Office 100 369 02 2021 545 - 243 239 12
Total Recently Completed 369 545 - 24.3 23.%
Noertan Folgate Difice 100 334 Q4 2023 235 157 23.1 1.5 11
Aldgate Place, Phase 2 Residential 100 134 Q2 2024 48 86 5.0 - 10
1 Broadgate® Office 50 544 Q2 2025 147 210 20.2 13.7 12
The Priestiey Centre, Guildford Office 100 81 Q22023 13 1% 28 - 22
Canada Water, Plot A1? Mixed Use 50 273 Q3 2024 2% 103 33 - n
Canada Water, Plot AZ? Mixed use 50 250 Q3 2024 14 40 5.0 Btended
Canada Water, Plot K13 Residential 50 &2 Q2 2023 2 13 - -
Total Committed 1,682 487 648 60.4 21.2
Other Capital Expendiiure® 23

On a proportianally consolidated basis including the Group's share of joint ventures and funds lexcept area which is shown at 100%).

1. From 31 March 2022 Cost to come excludes netional interest as interest is capitalised individually an each development at our capitalisation rate.
2. Estimated headling rental value net of rent payabte under head leases [excluding tenant incentives|
3. The Landon Borough of Southwark has canfirmed they will not be investing in Phase 1, but retain the right to participata in the developenent of subsequent plots up

10 5 maximum ol 20% with their relurns pro-rated accardingly.

4 Capex carnmitted and unde rway within our irvestrment partiolio relating to leasing, infrastructure and asset management,

5. Pre-lat & under offer excludes 114,000 sq It of oflice space under opticn,
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Near Term Development Pipeline

Let &

BL Share 100% sq i Earliest Start Current Yalue Costto Come ERV  Under Glier  Planning
As at 3t Macch 20227 Secior % Rl on Site £m Em' Em? &m  Swaws
2-3 Finsbury Avenue Office 50 718 Q32022 71 431 3.0 - Consented
5 Kingdom Street Office 100 438 042022 122 397 339 - Consented
Meadowhall RDD Urban Logisiics 50 604 Q32022 [ 37 24 - Consented
Ealing - International House  Office 100 165 032022 20 9é 9.3 - Consented
Total Near Term 1,925 219 943 76.6 -
Other Capital Expenditure? ) 147
On a propactionally consalidated basis including the Group's share of joint venlures and funds jexcept area which is shown 3t 100%].
i. From 3t March 2022. Cost to come exciudes notional interest as inferest is capitalised individually on each develapment at our capitalisatian rate.
2. Estimated headiine rental value net of rent payable under head leases [exctuding tenant incentives).
3. Forecast capital commitments within our investment portlolio over the next 12 months relating to leasing and assel enhancement.
Medium Term Development Pipeline

BL Share 100% Sq ft

As at 31 March 2022 Secior % ‘000 Planning Status
Thurrock Urban Logistics 100 559 Pre-submission
Enfield. Heritage House Urban Logistics 100 431 Pre-submission
Hannah Clase, Wembley Urhan Logistics 100 468 Pre-submissien
Verney Raad ) Urban Lagistics 100 V&6 Pre-submission
Teesside, Logistics Urban Logistics 100 299  Pre-submission
Euston Tower Difice 100 578 Pre-submission
West One Development Office 25 73 Pre-submissien
Finshury Square Urban Logistics 100 47 Pre-submission
Ealing ~ 10-40, The Broadway Mixed Use 100 325 Pre-submission
Gateway Building OHice 100 105 Consented
Canada Waler - Future phases' Mixed Use 50 4,495 Consenled
Total Medium Term 7746

0On a propartionally consotidated basis including the Group's share of joini ventures and funds fexcept area which is shown at 100%3.

1. The London Borough of Southwark has the right to invest in up 1c 20% of the complated devetopment. The ownership share of the joint venture belween Beitish Land
and AysiralianSuper will change over time depending on the level of contributions made, but will be no less than 80%.

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for suslainability reporting from the European Public Real Estate Association |[EPRA], ten years running.
For our full EPRA sustainability reparting, methodology and the 2022 DNV Assurance Statement, please see our Sustainability Accounts
2022 at britishland.com/data. Selecled data has been independently assured since 2007. Selected data in the Sustainability Accounts for
2022 has been independently assured by DNV in accordance with the Internaticnal 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 Board. )

This year, full disclasure againsi the EPRA Sustainability Best Practice Recommendations ean be found in the 2022 Sustainatility Accounts.

Governance indicators

Annual Report and Aggounts 2022

Composition of the highest governance body Board's Executive and Non-Executive Directors pages 101-103
Tenures af Non-Executive Directers page 118

Nominating and selecting the highest governance body Appointment process for new Cireclars page 117

Pracess tor managing conflicts of interest Board procedure [or managing conflicts of interest page 104
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TEN YEAR RECORD The British Land Company PLC 00621920

The table below summarises the tast ten years’ results, cash flows and balance sheels,

1022 2021 2020 013 08 7 2018 2015 2014 2013
£m m £m £m €m Ern Em Em £m £m

Ilncome’ . )
Gross rental income 490 508 5460 576 813 643 454 618 597 567
Net rental income 429 367 478 532 576 410 420 585 562 541
Met fees and ather income 13 1 13 10 15 17 17 17 15 15
Interest expense (natf {102j (1031 {1E1} (121} (128 HEL {1801 (2ail (202 (208]
Administrative expense (89) [74) [74) 181} {83l [86] [94) [88) 78 178)
Underlying Profit 251 20! 306 340 380 390 363 3i3 297 274
Exceptional casls
[nat inctuded in Underlying Profit) - - - - - - - - - -
Dividends paid 157 78 148 298 302 294 287 277 264 234
Summarised balance sheets’
Total properties at valuation? 10,476 9140 - 1177 12316 1376 13,940 14648 134677 12040 10,499
Net debt (3,458)  [2,938) 13854) (35210 (39731 [4.223] 14.765] 14.918] {48301  [4,244)
Other assets and liabilities (2471 (1521 (110] {146] (1831 {2191 i9i 276 (1231 (2661
EPRA NTA/NAV [fully diluted}® 6,771 6,050 7.213 8.649 9.550 9,498 10074 9035 7,027 5967
Cash flow movement - Group anly
Cash generated from operations 256 218 404 617 91 379 341 318 243 197
Other cashflows irom operations 1111 (69) {291 {4} 2 [16) 147} (33 (24) 17)
Net cash inflow frem
operating activities 245 149 375 613 353 383 294 285 219 190
Cash inflow [oulilow] from
capital expendituce, nvestments,
acquisitions and disposals 1385) 210 1361) 187 344 470 230 1111) 1540) 1202}
Equity dividends paid [155) 176 1295} (298] {304} 1295) {235] (228) 1159) |203)
Cash {cutflow] inflow from
management of liquid resources
and financing 215 (1,0221 232 {3451 1404) 1538) 1283} 20 607 213
|Decrease] increase in cash® [80) [39] {49) 137 191 - b (34) 7 (2]
Capital returns
Growth in net assets? 11.9% N&01% [(16.61% 19.51% 0.7% (5.71% F1.5% 28.6% 17.8% 10.9%
Tetal accounting return 14.8% N510% (11.00%  [331% 8.9% 27% 142% 24.5% 20.0% 4.5%
Total accounting return -
pre-exceptional 14.8% 115.11% N1.01% [3.31% 8.9% 2. 7% 142%  245%  20.0% 4.5%
Per share information
EPRA NTA/NAV per share’ 727p &£48p 774p 90%p 967p 915p 919p 829p 488p S5%4p
Meemorandum
Dividends dectared in the year 21.92p 15.0p 16.0p 31.0p 30.1p 29.2p 28.4p 27.7p 27.0p 26.4p
Dividends paid in the year 16.94p 8.4p 31.5p 305p 29 ép 78.8p 28.0p 27 3p 26.7p 26.3p
Dituted 2armings
Underlying earnings per share 27.4p 18.8p 32.7p 34.9p 37.4p 37.8¢p 3a.1p 30.6p 29.4p 30.3p
IFRS (loss) earnings per sharet 103.3p {1112l 110.0lp  1300Ip 48.5p 147p  119.7p  187.3p  110.2p 31.5p
1. Including share of joint ventures and funds,
2. Represenis moverment in diluted EPRA NTA in 2022 to 2021 and movement in diluled EPRA NAV Irem 2070 ta 2012
3. Including surplus over book value ol trading and development properties.
4. Including restatement in 2016.
5. Represenis movemeat in cash and cash equivalents under IFRS and movements in cash under UK GAAP,
6. EPRA NTA is disclased in 2022 to 2021 and EPRA NAY is disctosed from 2020 1o 2012.
7. EPRA NTA per share is disclosed in 2022 to 2021 and EPRA NAV per share is disclased from 2020 to 2012.
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SHAREHOLDER INFGRMATION

Analysis of shareholders —
31 March 2022

Humber Balance as at

2021422 of haldings % 37 March 2022 %
11,000 4N9 56.91 1,666,579 018
1.001-5,000 1,904 25.49 4,236,102 0.45
5,001--20,000 514 6.96 5135995 0.5%
20,001-50,000 202 272 6,448 442 0.469
50,001-highest 572 7.72 920622317 98.14
Total 7413 100.00 938,109,435 100.00
Holder type

individuals 5199 70.08 8,864,223 0.54
Nominee and

rnstitutional investors 2,218 79.92 929,245212 99 04
Tatal 7413 100.00 938,109,435 100.00

1. Excluding 11,258,245 shares held in treasury.

Registrars
British Land has appointed Equiniti Limited {Equiniti] te administer
its shareholder regisier. Equiniti can be conlacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN99 s0A

Tel: 0371 384 2143 [UK callers]
Tel: +44 (G121 415 7047 [Overseas callerst

Lines-are open from 8.3%am to 5.30pm Monday to Friday excluding
public holidays in England and Wales.

Website: shareview.co.uk
By regislering with Shareview, shareholders can:

- view their British Land shareholding online
- update their details
- elect o receive shareholder mailings electronically

Equiniti is also the Registrar for the BLO Property Holdings
Limited Stock. .
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Share dealing faciiities

By registering with Shareview, Equiniti alsc providaes existing and
prospective UK sharehalders with a share dealing facility for buying
and selling Brilish Land shares online or by phene,

For more information, contact Equiniti at shareview.co.uk/dealing
or call 0845 403 7037 (Manday te Friday excluding public holidays
from 8.00am to 6.00pm). Existing British Land shareholders will
need the reference number given on their share cerbificate fo
register. Similar share dealing facilities are provided by other
brokers, banks and financial services.

Website and shareholder communications

The British Land corporate website contains a wealth of material
for shareholders. mcluding the current share price, press releases
and information an dividends. The website can be accessed at
britishland.com

British Land encourages its shareholders to receive shareholder
carmmunications electronically. This enables shareholders to
receive informalion quickly and securely as well as in a more
environmentally friendly and cost-effective manner. Further
informiation can be abtained from Shareview ar the

Shareholder Hetptine.

ShareGift

Shareholders with a smalt number of shares, the value of which
makes it uneconomic to sell them, may wish to consider donaling
their shares to charity. ShareGifi is a registered charity INo. 1052484]
which collects and sells unwanted shares and uses the proceeds

to support @ wide range of UK charities. A ShareGift denation farm
can be obtained frorm Equiniti.

Further information about ShareGiit can be oblained {ram their
websile: sharegift.org

Honorary President

In recognition of his work building British Land ine the industry
leading company it is loday, Sir John Ritblal was appainted as
Honorary President on his retirement from the Board in
Cecember 2004,

Reyistered office

The British Land Company PLC

York House

45 Seymour Streel, London WIH 7LX

Telephone: +44 |0)20 7486 4466
Registered number: 621920

Website: britishland.com



Dividends

As a REIT, British Land pays Progerty Income Distribution [PID)
and nan-Property Income Distribution [non-PID) dividends. More
information on REITs and PIDs can be found in the Investors
section of aur website at britishland.com/dividends

British Land dividends can be paid directly into your bank or
building saciety account instead of being despatehed to you by
cheque. More information abeut the benefiis 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
section of sur website at britishland.com/dividend-fags

Scrip Dividend Scheme

British Land may offer shareholders the oppartunity to
participate in Ihe Scrip Dividend Scheme by offering a

Scrip Alternative to a particular dividend from time to lime.
The Sc¢rip Dividend Scheme allows participating shareholders
to receive additional shares instead of a cash dividend.

For more informatien please visit the Investors section

of our website at britishland.com/scrip-dividend-scheme

Unsolicited mail

British Land is required by law to make its share register available
on reguest ia other arganisations. This may resull in the receipt of
unsolicited mail. To Limit this, shareholders may register with the
Mailing Preference Service. For mare infarmation, or to register,
visil mpsonline.org.uk

Shareholders are also advised to be vigilant in regard te share
fraud which includes telephone calls offering free investment
advice or offers to buy and sell shares al discounted or highly
inflated prices. I it sounds too goad to be true, it often is. Further
infermation can be found on the Financial Conduct Authority's
website fca.org.uk/scams or by calling the FCA Consumer
Halpline on 0800 111 6748

The Brilish Land Campany PLC 00621520

Tax

The Group elected for REIT status on 1 January 2007,

paying a £308m conversion charge to HMRC in the same year.
As 3 consequence of the Group's REIT status, tax is not levied
wilhin the carporaie group on the gualifying property rental
business but is instead deducted fram distributions of such
income as Properly Income Distributions [PID] to shareholders.
Any income which does naot fall within the REIT regime is subject
Lo tax within the Group in the usual way. This includes profils
on property trading activity, property-related fee income and
interes! incorne. As outlined in Note 7 to the accounts, there
was a shortfall in PID paymeants for the year tn 31 March 2020.
We remained campliant with the REIT regime through the
payment of additional corporation tax. We continue tc pass

all REIT tests, ensuring that our REIT status is maintained.

We work proactively and openly to maintain a canstructive
relationship with HMRC. We discuss matters in real-time
with HMRC and disclese all relevant facts and circumslances,
particutarly where there may be tax uncertainty or the law is
unclear. HMRC assigns risk ratings to all large companies.
Wae have a low appetite for tax risk and HMRC considers us

ta be 'Low Risk’ [a stalus we have held since 2007 when the
rating was first introduced by HMRC].

Further information on our Tax Strategy ¢an be found in the section
Our Approach to Tax Strategy at britishland.com/governance.
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SHAREHOLODER INFORMATION continued

Forward-looking statements

This Annual Report conlains certain jand we may make othar
verbal or written! forward-looking’ statements. These forward-
loaking statemenis include all malters that are nol historical fact.
Such statements raflect current views, intentions, expeclations,
forecasts and beliefs of British Land concerning. among other
things, our markets, aclivities, projections, sirategy, plans,
initiatives, objectives, performance, hinangial condizion, liguidity,
growth and prospects, as well 35 assumptions ahoul future events
and developments. Such “forward-looking' statements can
sometimes, but not always, be identified by their reference ta

a date or point in the future, the fulure tense, or the use of
‘forward-looking’ terminology. including terms such as ‘believes’,
‘considers’, ‘eslimates’, ‘aniicipates’, ‘expects’, forecasts’,
‘intends’, ‘continues’, ‘due’, ‘potential’, "possible’, ‘plans’,

‘seeks’, ‘projects’, ‘budget’, ‘ambition’, ‘mission’, ‘objective’,
'goal’, "quidance’, trends’, “future’, outlsaok’, 'schedule’, targay’,
‘aim’, ‘may’, likely to’, 'will’, ‘would’, ‘could’, 'should’ or similar
expressions or in each case their negative or other variations

or cornparable terminoloagy. By their nature, forward-loaking
staternents involve inhereat known and unknewn risks,
assumptions and unceriainties because ihey relate 1o future
events and circumstances and depend on circumstances which
may or may not eccur and may be beyond our ability to cantrol,
predict or estimale. Forward-1ooking statements should be
regarded with caution as actual oulcomes of resulis, or plans or
objectives, may differ materially from those expressed in or implied
by such statements. Recipienis should not place reliance on, and
are cautiened about relying on, any lorward-looking statements.

Impertant factors that could cause actual resulls fincluding

the paymani of dividends), performance or achievements of
British Land to differ materially from any outcomes and resuits
expressed ar implied by such forward-looking statements include,
among other things: la) general business and political, social and
aconomic conditions globally, [bl the consequences of the United
Kingdom's withdrawal from the Europaan Union, fcl industry and
market trends lincluding demand in the property investment
market and property price volatility), {di compettion, (e} the
behaviour of ather marke! participants, {f} changes in government
and ather regulation including in relation {c the environment,
landlord and tenant law, health and safety and taxation [in
particular. in respect of British Land’s status as a Real Estate
Investment Trust), (gl inflalion and consumer confidence, {h] labour
relations and work stoppages, fi natural disasters and adverse
wealher conditions, |jl terrorism and acts of war, [k British Land's
overall business strategy, risk appetite and investment choices in
its partfolio managernent, |l) legal or other proceadings against or
aftacting British Land, {mf retiable ang secure T infrastructure,
Inl changes in accupier demand and tenant defauli, lo} changes

in financial and equity markets inctuding in(erast and exchange
rate fluctuations, (pl changes in accouniing practices and Lhe
interpretation of accounting standards, (gl the avaitability ang

cost of finance, {¢] the consequences of the Covid- 19 pandemic,

{sl changes in construction supplies and tabour availability or

cost inflation and [t} the Ukraine conflict and its impact on supply
chains and the macroeconomic autiook. The Company's principat
risks are described in greater datail in the saction of this Annual
Report headed Principat Risks an pages 88-%6 (inclusivel. Forward-
logking statements in this Annuval Report, or the British Land
wabsite or made subisequently, which are attributable to British
Land or persons acting on its behalf. should therefore be construed
intight of all such factors
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Information contained in this Annval Report relating ta British Land
or its share price or the yield on ils shares are not guaraniees of,
and should not be relied upon as an indicator of, future performance,
and nothing in this Annual Report should be construed as a profit
foretast or profil estimate. or be taken as implying that the earnings
of British Land for the current year or future years will necessarily
match or exceed the historical or published earnings of British
Land. Any ferward-looking stalemenis made by or on behalf of
British Land speak anly as of the date they are made. Such
forward-looking statements are expressly qualilied in their

entirety by the factors referred Yo above and no representation,
assurance, Quarantee or warranty is given in relation 1o them
[whether by British Land ar any of its associates, Directors,
officers, emplayees or advisers), including as Lo their completeness,
accuracy, fairness, reliability, the basis on which they were
prepared, or their achievement or reasonableness. Other than in
accordance with our tegal and regulatory obligations [including
under the UK Financial Conduct Authonity’s Listing Rules,
Disclosure Guidance and Transparency Rules, the UK Market
Abuse Regulation, and the requirements of the Financial Conduct
Authority and the London Stock Exchangel, British Land does not
intend or undertake any obligation to update ar revise publicly
forward-looking statements to reflect any changes in British Land's
expectations with regard therato or any changes in information,
events, conditions, circumstances or other information on which
any such statement is based. This document shall nat, under any
circumstances, creale any implication that there has been no
change in the business or alfairs of British Land since the date

of this document ar that the infarmatian conlained herein is

carrect as at any time subsequent to this date.

Nothing in this document shall canstitute, in any jurisdiction,

an offer or soficitation to sell or purchase any securities or other
financial instruments, nar shall it constitute a recommendation,
invitation or inducement, or advice, in respect of any securities
or ather financial instruments or any other matter.

The Annual Regort has been prepared for, and only lor, the
members of British Land, as a body, and no other parsans. British
Land. its Directors, officers, employees or advisers do nol accept or
assume responsibility to any other person o whom this document
is shawn or inte whose hands it may come, and any such
responsibility or liability is expressly disclaimed.
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