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Presantation of financial information

The financial stalements for the year ended

31 March 2022 have been prepared an Lhe historical
cost basis, except for the revaluation of properties,
investments classified as fair value through prefit
or less and derivalives, The financial statemenls
are prepared in accordance with UK-adopted
Internatianal Accounting Standards and the retevant
tegat requirements of the Companies Act 2008
[TFRS]. On 31 December 2020 EU-adopted IFRS
was brought inlo UK law and became UK-adopled
International Accounting Standards, with future
changes Lo 1FRS being subject to endorsement by
the UK Endarsement Board. The consolidated
financial statements have transitioned to UK-
adopted International Accounting Standards for the
year ended 31 March 2022 This change constitutes
a change in accounting iramework. However, there
1500 iMpact on recognitien, Measurament or
disclosure in the year reporied as a result of the
change in framewark. [n the current linancial year

the Group has adopled a number of minar
amendments Lo standards effective n the year
issued by the IASB, none of which have had a
material imgact on the Greup. The accounting
policies used are otherwise cansistent with those
contained i the Broup’s previous Annual Report
and Accaunts for the year ended 31 March 2021
The Group’s interests in joint ventures and funds
are shown as a single line llem on the income
stalement and balance sheei and all subsidiaries
are consolidated at 100%.

Managemeni considars the business principally
an a proportionally cansolidated basis when setting
the stralegy, determuning annual priarities, making
wnvestment and financing decisions and reviewing
performance. This inctudes the Group's share of
joint ventures and funds on a line-by-lne basis and
excludes non-controlling interests in the Group's
subsidisries, The financial key pariormance
wndicalers are alsa presented on this basis, Refer
to the Financiat review lor 3 discussion of the IFRS

results. We supplement aur IFRS figures with
nen-GAAP measures, which management uses
imternally. IFRS measures are tabelled as such.
See our supplementary disclasures which start

on page 233 for reconciliations, in addition te Note 2
in the financial slatements and the glessary found
at britishland com/gtossary

integrated reporting

We inlegrale secial and environmental information
thraughout this Report in line with the International
Integrated Reporting Framework, This reflects

haw our industry-teading sustainability stralegy

is jntegrated 1o our business, delivering lasling
value for all aur slakeholders. We publish additionat
sacial and environmental data in cur Sustainabitity
Accounts found at briishtand.com/data.

This Report was signed off by the Baard

on 7 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 more informasiion



2022 KEY FINANCIAL AND NON-FINANCIAL HIGHLIGKTS

Financial highlights

The British Land Company PLC 00421920

Underlying EPS [diluted] Underlying Pratit EPRA NTA per share Dividend per share
2021: 18.8p 2021: €20Tm 2021: 648p 2021:15.04p
IFRS EPS IFRS profit after tax IFRS net assets Assets under management

103.3p

2021:1111.2)p

2960m

2021: £41,083]m

“"Operational highlights —

£6,733m

2021: £5,98Im

£14.3bn

2021: £12.7bn

"Stakeholder outcomes

39m sq ft

leasing activity

Our strongest performance in
10 years

1.7m sq ft

cammitted developments

Including 585,000 sq it
at Canada Water

14.8%

total accounting return

Driven by the EPRA NTA per
share uplift of 12.2%

23,949

beneficiaries from our
community activities

Focused on education,
employment, local business,
wellbeng and connecting local
people 3nd organisations

6.8%

valuation gain across
the portfelio

Oriven by an uplift of 20.7%
inretail 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 embodied carbonin

office developments

Prioritising re-use of existing
materials and piloling more
susiainable alternatives

£2.2bn

capital activity

Including £290m from Canada
Water and £694m from
Paddington Central

Ipost year endl

A

senior unsecured credit rating

With £1.1bn of financing actmty
during the year

2 British Land Annual Report and Accounts 2022

S5-star
GRESB rating

Including a 5 star rating in both
standing assels and
develapments

69%

staff engagement score

With 83% 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 to create
value. We identify key themes in cur markets and invest behind
them. Ta do this. we make timely decisinns tn reryrle capital out of
mature assets and into development and value accretive acquisitions.

Read about our Strategy on pages 16-27

Attractive development pipeline

We have created a strong pipetine of development opportunities
within our portfolio which is a key driver of value creation. The totat
pipeline cavers 11.4m sq ft inckuding 5m sq ft at Canada Water, a
£5.6bn redevelopment scheme, and 2.8m sq ft of

opportunities with a gross development value of

Read more about eur developments on pages 20-21

Strong balance sheet

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

to progress our strategy.

Read about our financial palicies and principles on pages §1.83

Best in class platform

Our experlise across development and active asset managemen!,
including masterplanning, sustainability, leasing, property
management and our ability to work in partnership enables
pivot towards areas of growth in gur markelts and means
unlock value from the most complex oppertunities.

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

Excellent ESG track record

Sustainability is ingrained in everything we d¢. Envirenmental
considerations are an important part of our decision making
process as we seek to minimise cur carbon footprint. We forge
streng relationships with our local communities and authorities
and have a good track record of creating epportunities for local
people at our places. This is an impartant driver of value for

Read aboul aur pipeline of developments on pages 20-21 and our decision
making process on page 100

British Land Annuat Report and Accounts 2022 3
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REASONS TO INVEST IN BRITISH LAND continued

Canada Water:
our investment
case in action

Image is 3 CGI
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Focus on value
creation

The Canada Water Masterplan will create
an estimated £2bn of vatue for the joint
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 formed
a joint venture with AustralianSuper who
share our vision for the Masterplan,

Read about our stralegy on pages 16-27

4 British Land Annual Reporst and Accounts 2022

e e —— e x =

Best in class
platform

Our expertise across investment,

planning. development, assef management,
sustainability 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 ang 35-37



Attractive
development pipeline

Our strong pipeline of opportunities at
Canada Water will be a key driver of value
creation. We are on site with Phase 1 of
aur Masterplam but have identified a
further 4.5m sq ft of mixed use
development opportunities.

Read more about cur developments on
pages 20-21

Excellent ESG
track record

Understanding the environmental impact
of our buildings is ingrained in what we do.
At Canada Water, we are piloting more
sustainable building materials such as
Earth Friendly Concrete to minimise our
carbon 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 continue to suppaort lacal people for
example through affordable space, helping
young entrepreneurs grow their business.

Read about our pipetine of developments on
pages 20-21 and our decision making process
on pages 100

The British Land Campany PLC 00421720

Strong balance
sheet

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

we prioritise development, warking in
partnership is an important part of sur
approach to managing risk as well as
providing access to new opportunities.

Read about our financial policies and principles
on pages 81-82

British Land Annual Repart and Accounts 2022 5



OUR PORTFOLID
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Knowledge Cuartar
o) Hoxten & Sheraditch B road gate
LEmn %?‘ny_‘s Cross angel Marion (3 32 acre office -led
, 23O Stion Campus adjacent
Regent’s Place St Pancias to Liverpoal
13 acre office-led =% Sration Siticon Street Station
Campus in London's ) Eusion Roundatout
Knowledge Quarter Regears Siatian Tachbait
Park Warren Did Street
Q . o]
Edgware Stret Farringdon Shorediich
T:,;d ® High Streer [e]
Paddingion O
Station The West End . Mosrgate C
Bond Creative hub Q
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Ouford Ssho Court Road Suweet Starion %_
Circus Blackfriars
Maylair o °
Piccadilly
Circus -
»
?51' (=]
£
Sauth Bank
Canada Water hd
Masterplan 0

11 acre office-led
Campus close to
Paddington Station

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

Qur Campuses combine well connected,
high quality and sustainable buildings
wilh an atiractive public realm where
businesses can clusier togelher to
drive growth and innovation.

We are delivering a fourth Campus
at Canada Water and have identified
appartunities to take this successful

. model outside Lenden, Largeting centres
cf inmovation such as Oxford, Cambnidge
and well established research parks.

We creale value through development and
have assembled an 8.6m sg ft development
pipeline across our Campuses, with 1 7m
sq ft already comm:tied.

[ British Land Annual Report and Accounts 2022

8.6m sq ft pipeline of Campus developments

2-3 Finsbury Avenue, Canada Water

Broadgate

Some images are CGls

Read more about our strategy on pages 16-27

53 acre redevelopment
scheme in zone 2

Priestley Centre. Surrey
Research Park
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Retail & Fulfilment

Our Retail & Fulfilment l United Kingdom
portfolio focuses on formarts which
complement the growth of online.

A key focus is urban logistics in London.
In 12 months we have assembled 2
development-led pipeline of oppertunities
with a gross development value of £1.3bn
which align te our expertise in delivering
complex projects in Loendon.

This complements our retail parks business
where we are the UK no. 1 owner and
agerator in the sector which has emerged
as the preferred farmat for retaiters.

Qur portfolie of shapping centres includes Retail & Fulfilment
wall located open air schemes, as well as A madern, well located

. —— - tradilionat-covered centresm——. : - - UK netwark
Portfolic highlights -~

£14.3bn

managed assets

£10.5bn

owned assets

22.2m

sq ft of floor space

£458m

annualised rent

11.4m

sq ft development pipeline

$£1.3bn

gross davelopment value of
Urban lagistics pipeline

) Tradittonal covered
schemes

Open air schemes
primarily retail parks

Pipeline urban
logistics

Innovation Campuses
opportunity

British Land Annual Report and Accaunts 2022 7



HOW WE DELIVER VALUE

Places
People
Prefer

Our inputs —>

People

« Breadih and depth of our expertise

- Diverse and inclusive environment

- Culture of teamwaork and collaboration

Portfolio

2w .- Well-connected, high quality London Campuses

- Prime portfalio of well located retail parks
- Attractive development pipeline focused on
Campuses and urban logistics in London

Relationships

- Close customer relationships

- Successhut joini venture partnerships
- Strong links with tocal communities
- Trusted pariner for local authorities
- Good relationships with key suppliers

Financial strength

- Strang balance sheet

- Diverse and flexible sources of finance

- Successiul partnerships which mitigate nisk

The British Land Company PLE 00621920

Our purpose is to create and
manage Places People Prefer

Our competitive strengths  —>
in development and active
asset management

Sustainable Operations &
buildings placemaking

Our values underpin everything we do:

Bring vour Listen and
whole self understand

British Land Annual Report and Accounts 2022

Be smarter Build for
together the future



- Our business model —
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SN Land

Places People Prefer
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Delivering value for
our stakeholders

Investors

We target an average total accounling
retern [TAR] cf 8-10% through the cycle by
focusing our capital on opportunities which
leverage our skill set in asset management
ang developmant to create value.

14.8% TAR

People

We creale a diverse and inclusive
environment which enables our pecple
ta achieve their potential. Qur portfolio
includes some of the most exciting
oppartunities in real estatz, enabling us
to attract the best talent in the industry.

'69%

engagement score

Customers

We deliver great places that help our
customers to thrive. We provide them
with the flexibility to graw with us and
are a trusted partner for the long term.

39m sq ft

leasing

Source growth &
value opportunities
We focus on opportunities
whare we ¢an create value
through our strengths in
assel management and
developmenl, We pursue
value accrelive acquisitions
in the market and create
development apportunities
within our portfalio.

Actively manage

& develop

We provide high quality,
maodern and sustainable
space which we manage
ourselves to respond to
customers’ needs. We
provide the fllexibility for
customers to grow with us
and we redevelop our space
to drive incremental returns.
All sur develapments are
net zera carbon.

Recyele capital

We actively recycle capial
aut of mature assels and
into opportunities where

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

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

Sustainability

Suslainability is ingrained in everything we do. Qur strong track record in environmental
and social sustainability drives value for gur business and delivers positive outcomes for

our stakehalders.,

Read about tur strategy on pages 16-27

Communities

We deliver places which connect local people,
create opportunities and support wellbeing
to make a positive tocal contribution,

354

supported into employment

Partners & suppliers

We develop tong term relatienships with
suppliers, local authorities and partners
to deliver projects which are successiul
for all stakeholders.

71%
rmain contracter spend within tocal
London boroughs

Read ahout our stakeholders on pages 32-J4

British Land Annuai Report and Accounts 2022 9



CHAIRMAN'S STATEMENT

Tim Score
Chairman

Our strategy, focused on our
competitive strengths, has
delivered strong returns

for our business

“QOur platform at British Land
is unique”

Dear Sharehaolders

One year ago, our Chief Executive, Sumon
Carter. set ouk a clear strategy to focus
our business on what British Land does
best - development and active asset
management. Qur platferm at British

Land is unique: we have delivered some

of the highest gualily and most complex
developments in London and we have a
full suite of operational capabikities ranging
from investmeni (o planning, development,
asset management and sustainability.
These are sirong competitive advantages
which we align to growth areas in

our markets.

10 British Land Annual Report and Accounts 2022
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Strategic and operational
pl‘Ogl‘ESS

The opportunities which currently best
match aur streagths include detivering the
best, most sustainable workspace inta a
market that is gravitating towards quatity.
Qur Campus model, which combines
modern, sustainable workspace with
engaging places te spend time oulside

the cffice is a key advantage in this respect,
underpinning a record year for leasing.
Building on this approach, this year we have
acquired our first Campus assets outside
London, where we see a real opportuniiy

16 deliver a similar propesitien in markets
where supply i5 very constrained.

Wa have also targeted opportunities in
urban logistics, where our ability to develop
complex schemes means we can unlock
value by repurposing or intensifying existing
buildings which others may be unable to do.
From a standing starl, our urban logistics
pipeling is now £1.3bn in gross developmeani
value and is focused on Longdon.

We anticipated retail parks would become
the preferred format for retailers and
continued tq invest in and to actively
manage these assets, which have
delivered 20.7% vplift over Lhe year.



Underpinning our approach is an active
programme of capital recycling. We agreed
a joint venture at Canada Water with
AvstralianSuper, enabling us to accelerate
the detivery of our Masterplan, enhancing
our returns but alse helping to manage the
risk associated with a project of this scale.
Post year end, we sold a 75% interest in
the majority of our assets al Paddington
Central, creating a new joinl venture where
we have joint contrel and releasing capiiat
lo target growth cpportunities elsewhere.
Qverall, our approach has delivered a iotal
accounting return of 14.8%.

Supporting Ukraine

To support those gffected by the war
in Ukraine we donated £25,000 to the
Disaster Emergency Commitiee which
inciuded matching personal donatiens
from our people. We also donated
£5,000 to the Ykrainian Cathedral in
Marylebone, close to our head office.

At Paddinglon Central, we pledged
£30,000 funding for a scheme to
support the Ukrainian Institute setting
up an English Language School for
refugees and have donated space to
host classrooms at Storey Club. At a
number of assets, we have rolled out
specific AR codes to enable people to
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.
We delivered our second net zero carbon |
development at 1 Triton Square and are on
site at Canada Waler, which will be one of
London’s most sustainable redevelopment
projects ever. | continue to believe that
sustainabitity represents a real competitive
advantage for our business: we ran

‘whole life’ carbon assessments on

our developmenis leng before that was
standard praclice and we are naw reaping
the benefit as more and more businesses
want sustainable space. You can read maore
abaout this approach on pages 38-59.

Cn the standing portfalio, we have
completed net zero assel audits at our
largest assets and have a clear plan to
improve efficiency building by building.
On pages 49-59 we have provided full

disclosure on the climate-related risks and .

oppertunities far aur business, in line with
TCFD requirements and the implications of
the scenario Lesting are being integrated
within our long term strategic planning.

On the social side, our programmes have
continved Lo focus on those who have

been impacied by Covid-19. One of our
slrangest social contributions is connecting
customers with cammunity pariners,
because they have a real willingness and
ability to provide supportin key areas like
education, employment and local business.

The British Land Company PLC 00621920

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

La that. This year we also launched the
New Diorama Theatre at Broadgate, with
20,000 sq It of free space for artistic use,
supporling the recovery of the arls and
encouraging people to return to London
post pandemic.

Qur people

Uur strategy 1s facused on our competitive
strengihs, so cur people are ¢ritical to its
success. We know that ta be most effective,
we need {0 cultivate a truly diverse ang
inclusive culture, so this year we launched
our Qiversity, Equality & Inclusion Strategy.
setting out commitments Le drive this
agenda at British Land between now and
2030; you can read more about this on
pages 35-37. | was pleased that this

year we ranked 15™ in the FTSE Women
Leaders Review for wamen on boards andin
leadership positions and we have exceeded
the recommendations on Board diversity
made by the Parker Review.

As the impact of Covid-19 has continued
throughout the year, the wellbeing of our
people has been our prierity and we have
an established framework to suppart this,
fecusing on mental health. We have been
delighted lo see our own office return to
life. Like our occupiers, we beliave that
chystcally waorking together is critical to
our success and we are already seeing
the benefit of that.

Broadgate

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

Image is a CGJ

British Land Annual Report and Accounts 2022 1"



CHAIRMAN'S STATEMENT continued

Finaneial position

Our strong financial position has supported
our strategy, enabling us to invest in
oppartumties which will create long term
value for our business. To maintain this
momentum, we are aclively recycling
capital out of mature assets, most recently
crystallising £494m of value from the part
sale of Paddington Central post year end,
which reduced loan te value to 28.4%

lon a pro forma basisl.

Development is a key driver of returns and
centrat ta gur strategy, but we take a very
measyured approach to new commitments.
In addition to focusing on areas of strangth,
we increasingly work in partnership to
share risk and access the best opporlunities,
with new joint ventures agreed at Canada
Water and post year end, at Paddington.
We act quickly to fix development costs
and have benefited from this in the current
environment, with $1% of committed
development gosts already fixed. Qur
strong relatioaships with contraclars,

built up over many years also position

us well on our future commitments.

We were also pleased Lhat our debl
transaction far 100 Liverpool Street has
been voted Financing Deal of the Year:
UK by Real Estate Capital Europe. This
was our first ‘Green Loan’ and an
exceilent precedent.

Peterhouse
Technology Park

8.25 acre site just
autside Cambridge
centre comprising four
buildings which are
fully let ta ARM for its
glebal headquarters.
Acquired for £75m.

The Board

This year we strenglhened our Board with
two new appointments. Bhavesh Mistry
joined the Board as CFO from Tesca in July
2021 and we are already benefiting fram the
fresh perspective he brings ta aur business.
We were alse delighted to welcome Mark
Aedy ta the Board in September 20Z1.

Nichelas Macpherson has decided not (¢
seek re-election at the AGM in July 2022 at
the conclusion of which he will stand down.
Nicholas has served with distinclion on the
Board since 2014 and we thank him for his
vaiuable contributions.

Outlock

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

We have laid the foundatians to lake_
~BUTCIMpUs Model GUsie LoAddn with
acquisitions in Cambridge and Guildlord,
and continue to assess similar opportunities
in established hubs of innovation. We have
assembled a significant pipeline in urban
logistics and our expertise in complex
development and assel management
positions us well to build on this. in addition,
our platferm provides an excellent base
frem which to embark on new opportunities;
at Canada Water, for example. we have the
scope ta do that, with education, healthcare
and residential all exciting potential
growth markats,

12 British Land Annual Report and Accounts 2022
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Howaver, we are very aware thai global
evenls and their repercussions in our
markels pose a potential challenge for us.
Escalating prices impact our occupiers,
consumers and our own development
activity. We are taking actions ta mitigate
these risks and looking forward, we benefil
from very strong relationships throughout
our supply chain.

We have assembled some highly compelling
opportunities across our business, We have
the financial strength to dzliver on these
and the skill set to do 50 exceptionally well,
so we look ferward with confidence. On
behalf of the Board, | would like to extend
my thanks to the whole British Land team
for the huge contribution they have made
this year, which once again, has often been
achieved in challenging circumstances

W~ (hoa-

Tim Scare
Non-Executive Chairman

Read our Chairman’s introduchion to corporate
governance on page 99



- CHIEF EXECUTIVE'S REVIEW

Simon Carter
Chief Executive

Delivery against strategy
driving strong performance

We have a clear strategy to exploit our
compelitive strengths in active management
and sustainable development to drive value
far our shareholders across our Campuses,
Retail Parks and Londan Urban Logistics.
Our platform makes us the partner of
choice for institutional investors, 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 performance of our Retait
Parks. la Urban Logistics, we bave
assembled a development pipeline over
the last year with a gross development
value of £1.3bn focused on London 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 aclivity was strong at 1.7m
sq ft of teitings and renewals, 5.4% ahead
of ERV. This includes letling ar placing
under aption all the office space at our

1 Brozdgate development, securing £13.7m
of rent. Posl year end, we were pleased to
have placed a further 103,000 sq ft under
offer at our Narton Folgate development,
representing another £7.5m of rent. Teday,
businesses have high expectations for
their warkspace with demand focused

on the hest space, with an emphasis on
sustainability, wellness, shared and flexibte
space and excellent transporl connections.
Our Campus modet delivers against these
custorner dernands making it the premier
office portfelio across Lendon. Campuses
were up 5.4% in value, driven by our
successful leasing activity and

inwards yreld shift of 110ps.

The British Land Company PLC 004621920

In Retail & Fullitment, lettings and renswals
covered 2.2m sq It of space, including 1.9m
sq §t of long term deals, overall 2.8% ahead
of ERV. Retail Parks, where we are the UK
number 1 owner and operator, accounted
for 0% of that aclivity. They are the
preferred format for retailers, reflecting
their online channet compatibility and
affordability, underpinning improved
occcupationat demand, As a result,

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

This performance is & strong endorsement
of the value propasition we identified

early, following which we agreed £400m

of acquisilions of Retail Parks. Shopping
cenlre values were down 6.1% although
the rate of decline decelerated in the
second hatf.

Strategy

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

- Campuses - Dynamic neighbeurhoods
focused on custormers in growth and
innavation sectors including technology,
science, enginearing and health; and

- Retail & Fultilment - retail parks and
vrban logistics aligned to the growih
of convenience, online and last
mile fullilment

British Land Annual Report and Accounts 2022 1



CHIEF EXECUTIVE'S REVIEW continued

Progress against the Priorities for our business
Ayear ago, we identified feur clear priorities for our business. We have delivered strong progress in each area since the starl of the

financial year which is summarised below:
Priority Progressin FY22

The British Land Company PLC 00621920

Realising the potential of
our Campuses

Mew joint venture with AustralianSuper at Canada Water accelerating delivery and returns from
the Masterplan
- Acquired £102m cf assels outside of Londen aligned 1o growth and innovation including

Peterhouse Technalogy Park in Cambridge, The Prieslley Centre and Waterside House in Guildiord
Attracted innovative and growing businesses to our Campuses including lettings of 134,000 sq ft to

JLL and 254,000 sq it 1o Allen & Overy at 1 Broadgate and 315,000 sq it to Meta at 1 Triton Square

Sterey occupancy improved to 86%

O

Progressing value
accretive development

with Tier 1 contraciors

gross area)

Delivered 1 Triton Square, our second net zero development, futly let to Meta

On site with 1,7m sq ft of net zero development, with new commitments including Phase 1 of Canada
Water and Phase 2 at Aldgate, our first build 1o rent residentisl development

On site at The Priestiey Centre, Guildtord, our first tab enabled office

1% of costs fixed across committed developments; benefitling from excellent, long term reiationships

1.3m =q t planning consents received in the year with a further 2.5m sq ft under submission (based on

O

Targeting the
opportunities in
Retail & Fulfilment

Assembled an urban logistics development pipeline with a gross development value of £1.3bn including
acquisition of 3 12.5 acre site in Wembley for £157m
£350m retail park acquisitions in the year including the remaining 22% in HUT at £148m GAY and NIY of
8% taking our ownership to 100%

increased retail park occupancy by 270bps to 97.6%

O

Active capital recycling

Total capital activity of £2.2bn
£494m sale of 75% cof majority of assets at Paddington Central post year end
E290m sale of 50% in the Canada Water Masterplan
E645m Retail & Fullilment acquisitions

£102m additions to our Campuses portiolio

£1 1bn af financing activity in the year

Campuses

The key theme underpinning our focus on
Campuses is that demand will gravitate to
the best, most sustainable space. Building
on our success al Broadgate, Regent's
Place and Paddington Cenlral, we are
delivering a fourth Campus at Canada
Water, 3 53 acre development opportunity.
In order to accelerate the delivery and
returns of that scheme we sold 50% of

our share to AustralianSuper for £290m

in March 2022 creaiing a new joint venture
with a partner who shares our vision for
Canada Water. This project will be a key
driver of value for our business; Phase 1
delivers an IRR for British Land of c.11%
and the whole project is expected ta deliver
¢ £2bn of value for British Land and
AustratianSuper, equalting to an IRR in the
low teens. In April 2022, we also annaunced
that we had exchanged an the sale of 75%
aof the majorily of assets in Paddingien
Central. This has been an excellent
investment for British Land, delivering

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

this transacticn will be invested in value
accretive development opportunities across
our portfolio, as well as the other growth
areas we have ideatified.

We continue to evolve our Campus model
ta align with high growth and innovatien
sectors. Qur madel is particularly atlractive
1o businesses which like to ctuster together,
in seciors such as technology, science

and engineering. Regent’s Place, given its
location in the Knowledge Quarter provides
an exciling opportunity in this regard.

We also see the potential to drive value

by taking the Campus model cutside of
London. We are targeting development
opportunities in innovation hubs such as
the Golden Triangle and made £102m of
acquisitions 1in Cambridge and Guildfard

in the year. These are opportunities which
play to our Campus skills, including asset
management, development, placemaking
and community engagement. We are on
site with our first 1ab enabled office at

The Priestley Centre which is ane of twa
preperties we acquired on Surrey Research
Park, together totalling £27m and in
Cambridge, we acquired the Peterhouse
Technolagy Park far £75m in August,

Retail & Fulfilment

In Retail, last year, wa idertified a value
opportunity in Retail Parks reflecting
attractive relalive yields coupled with
customer preference for this format.
Qur portfolie is now valued at £2.1bn
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which includes acquisitions of £350m in the
year (in addition to the E49m in FYZ1). This
timely investment meant we henefitted from
significant yield compression to deliver a
31.6% total property return on the retail
park portiolic as a whole. We expect to
make further, selective acquisitions given
our compelitive advaniage in sourcing,
underwriting and asset managing but

we will maintan our discipling on returns.

In Urban Logistics, the chronic shortage
of space in London is the key theme
underpinning our focus on this part of the
market. Demand is strong reflecting the
grawth of e-commerce and in particular
rsing consumer expectations for same
day/next day detivary. This has been
supplemented by new sources of demand
such as “quick commerce” and "dark
kitchens™. Supply of the right kind of
space i Landon is highly constramed and
requires innovative solutions (o increase
densily and repurpase space which plays
well te our skill set in site assembly,
planning and delivering complex
developments in Central London

in the first year of our strategy, we have
established a pipeline of urban logistics
development opportunities totalling £1.3bn




af gross development value which focuses
on London and will deliver a sizeable
platfurm for British Land in this exciting
growth market. Hannah Close in Wembley,
our mest recent acquisition, is an excellent
example of how even in a highly competitive
market, we can leverage our skills in
planning and development Lo intensify
exisling buildings thraugh multi-storey
development to create value. We also invest
in repurpesing opportunities including the
Finsbury Square car park, centrally located
in the City as well as other opportunities
across cur portfolia. Overall, the bBlended
forecast IRR from acquisition for cur urban
logistics oppertunities is ¢ 15% which is al
the top end of our target range of 10%-15%.

Capital allocation and

balance sheet

A key priority for our business is to actively
recycle capital. We have dermonstrated

out nimble and value driven approach
with'€1.26n of asset sales and £747m of
acquisitions. The recent Paddington Central
transaction has further strengthened aur
halance sheet with pro forma loan to value
now at 28.4%, well positioned in current
markets, Qur performance demonstrates
that we are allocating capitat smartly,

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

We targat an average toltal accounting
return of 8-10% through the cycle. This is
based on a total property return of around
7-8%, adjusted for administration costs and
the positive impact of leverage. We seek (o
create value through active management
and development. We target development
IRRs of 10-15% compared to our standing
investmeants where returns and risks are
typically lower. We will remain {ocused on
actively recycling capital and will koek to
crystallise value from mature and lower
returning assets and reinvest into higher
returning opportunities.

We maintain good lang term relationships
with debt providers across the markets and
have cormnpleted £1.1bn ol financing activity
in the year. This included 3 five year ‘Green
Loan’ in our Breadgate joint venture,
secured on 100 Liverpool Street which

was voled Financing Dezl of the Year: UK
by Real Estata Capital Europe for 2021,

We are pleased to be announcing a full
year dividend of 21.92p. in line with cur
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 customers,
we continue to recagnise the benefits that

hybrid working brings and lo support aur
pecple with maore llexible arrangements,
whilst also reaping the benefits of warking
mare collaboratively when together in

the office.

| recognise the important contribution that
diversity plays in detivering our strategy so
was pleased that we ranked 19" in the FTSE
Women Leadership Review for FTSE 100
women rapresentation and we have
exceeded the recommendations of

the Parker Review on ethnic diversity

at Board level. We were also pleased to
be the first UK REIT ta achieve Disability
Smart Accreditation from the Business
Cisabitity Forum.

Bhavesh Mistry joined us as Chief Financial
Officer in July 2021 and we are already
benefitting 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
Macpherson has decided not to seek
re-election as a Non-Executive Director at
the AGM in July 2022, al ihe conclusion of
which he will stand down from the Board.
Nicholas has served with distinction on the
Baoard since joining it in 2016 and we thank
him fer his valuable contricution.

Qutlook

We are mindful that the year ahead will be
impacted by heightened macroecanomic
and geo-politicat uncertainty. In the contaxt
of higher inflation, we are seeing investors
rotate out of bonds and increase their
allecations to real estate, particularly in
subsectors with strang pricing power and
affordable rents. We are well positioned

in this respect across both Campuses and
in Retail & Futiilment. In additicn, we are
pleased with our {inancial pesition and that
our streng momentumn has cenlinued inio
the new financial year.

Dur Campus offering provides cusiomers
in London with best-in-class space where
we expect demand to remain strang,
particularly frem the growing, inneovative
businesses we are targeting. Rents typically
represent a small proportion of salary
costs, meaning dermand is less sensitive

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

We expect the strong cccupational demand
far our Campus developments te continue,
reflecting thetr market leading sustainability
credentials. We target BREEAM Qutstanding
ratings on developments and just 1% of
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available London cffice buildings

are BREEAM Outstanding. This year
construction costinflation is Likely to

be bebween 8-10% and we are pleased lo
have fixed 1% of the cosl on our committed
development programme af 1.7m sq ft.
Forecasting is difficull with elevated
uncertainly, but our base case is for
construction cost inflation to moderale

Lo 4-5% over the next 1B months as
commoadily, transportation and energy
prices continue [0 increase but at a lower
rate and capacity in the construction
industry slowly increases. The attractive
IRRs we are forecasting on our development
pipeline of 10-15% incorporate these lavels
of construction cost inflation and additianal
contingencies. Higher land values mean
that returns from London development

are more insulated to cost inflation than
develepment in other parts of the country
and we anticipale being able (o achieve

the modest increase in rents needed 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
alternative formats, thereby making them
attractive for relaiters facing increased
margin pressures due to rising inpul prices
and labour costs; supply is relatively tight,
with retail parks accounting for around
10% of the total retail markel and vacancy
falling. We expect the value play opportunity
in retail parks to continue and our ability to
unleck value through asset management
means we are well placed to make further
acquisitions whilst retaining a sirong focus
on returns. Overall, we expeci rents (o

be stable with some growth for smaller,
well-located parks with further yield
compression likely. Far shopping centres,
we have seen ERV decline moderating, and
yietds were flat in the second half of the
year. We expect that yields could compress
for the best centres, given increasing
investor interest delivering aitractive
medium term returns.

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

over 5% p.a. with stable yields - a goad
backdrep for delivaring new space via our
repurposing and intenstfication strategy.

+

(A

Siman Carter
Chie! Executive
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STRATEGY The British Land Cempany PLC 00421920

Our strategy is to create value

by focusing on opportunities where we can

leverage our competitive strengths in active
asset management and development.

r Our key focus areas:

Campuses

“ /T = Our Campuses combinewell ~ ~ "~ Condan Campuses: " Innovation Campuses _-
connected, high quality and Our Campuses are animpertant  outside London:
sustainable Suildings with differentiatar for us. With our expertise in planning,

development and asset

an attractive public realm

. T
and greal amenities. Businesses are able Lo cluslg management, we see a clear
together and expand and their .

. . . opportunity 1o take our Campus

As the market gravitales towards  employees benefit from the retail, . ;
) moedel to key hubs of innovation

the best space our Campus model  leisure and open space that : .
- like Oxford and Cambridge.
Is an important advantage. surrounds them,

4

Retail & Fulfilment

Our Retail & Futfilment portfolic  Retail parks: Urban logistics:
is focused on retall parks which We are the markat leader in UK Our stralegy is to intensify and
camplement the growth of antine.  retaul parks, which have emerged  repurpose existing buildings to

- as the preferred format for deliver new urban logistics space
We are also building a ) . ) P
- retailers due to their lower in London where supply is highly
develeprnent-led urban logistics ; I ;
. E gccupancy costs and constrained. requiring innovative
business in Lendeon and have PR . .
compatibility with anline. - development-led solutions.

assembied a pipeline with a gross
development value of £3.3bn.

[ We have four strategic priorities for our business: |

(O Realising the potential of () Targeling the opportunities
our Campuses in Retail & Fulfilment
O Progressing value (O Active capitat recycling

accretive developmenl




OUR PEOPLE DELIVER OUR STRATEGY -~ OUR EXPERTISE IS OUR COMPETITIVE ADVANTAGE

Elizabeth

Investment Associate: works on acquisitions and
dispasals across the Company's retail, office and
urban logistics portfelio. Part of Pelerhouse
Technology Park acquisilicn team.

Michael

Head of Planning: respansible for British Land’s
planning aclivities across the UK, including
securing planning permission for the 718,000 sq ft
2 Finsbury Avenve.

7

Karina

Senior Sustainability Manager: supports our
project teams to reduce embedied carben in

our buildings and deliver net zarc developments.

Alex
Dffice Leasing Director: pari of the learm which
leased | Broadpate to Allen & Overy and JLL.

Lynn

Praoject Director, Norien Felgale: respensible for
development design. pracurement construction
and management.

Emma

Head of Brand and Experience. respensible
lor creating asset brands and experiences
Lhat engage wilh our audiences.
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Nina

Estate Qirector, Regent's Place: responsible for
operational and day-to-day property management
of the Campus.

Hursh

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

9

Ade

Head of Employee Relalions: part of the team
responsible for delivering our people agenda
and driving our Diversity, Equality and
Inclusion strategy.

1. Investment

- Acquired £295m of urban logistic
opporlunities, amassing a portlolio
with a GDV aver £1.3bn

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

2. Leasing & asset management

- 3.9m sq ft of leasing across the portfolio,
the strongest in ten years

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

3. Property management

- 4.4/% customer satisfaction score

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

4. Planning
- 1.3m sq ft [gross areal of planning
consents achieved including 2 Finshury
. Avenue and International House, Ealing
- Further 2.5m sq ft {gross areal planning
applications under submission

5. Development

- Comptetion 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

4. Finance
- E1.1bn of financing activily, including
Green Loan and ESG-linked RCFs

- Refinancing date extended to late 2025
- Senior unsecured credit rating of "A’

7. Sustainability

- Secand net zero carbon development
at 1 Triten Square

- 29 nel zero assei audits cormpleted
at our assels

- 103 community initiatives delivered
at our places

8. Marketing

- Creating brands, messaging and
experiences that inspire and engage
our customers ang the people who visit
our places

9. People

69% staif engagement score, with 85%
recammending British Land as a place
to work

8.1% reduction in the ethnicity pay gap
- 8.4% reduction in the gender pay gap

1
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STRATEGY IN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM

Our unique
Campus model

The Londen 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 well
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

~~office portfolio across tondon, Because we

own the spaces between our buildings, we

can curale an engaging public realm and

our placemaking activities help to foster a

sense of community amongst our occupiers

and with local people. The Campus model

also enables occupiers to 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 short term basis.
1 Broadgate
image is a CG!

Allen & Overy

"Qur meve to Broadgate is a really
important step forward for every one of
our partners, employees and clients who
come to our office in London. The new
affice space is a step-change in terms of
enaergy consumption and better reflects
the way we want the firm to work in the
future. The buiiding will contribute to an
estimated 80% reduction in our annual
London office carben emissions as well as
having market-teading certifications for its
enviranmental impact and the wellbeing
of those who will calt Broadgate their
place of work.”

Attracting
successful
businesses

This year, we fully pre-let (or placed under
option) 1 Broadgate to lawyers Allen &
Gvery 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 bath deals and
demonstrates the growing impartance

S Gareth Price,
of sustainability to our accupiers.

Managing Partner
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JLL

“Warking in partnership with British Land,
we have a real opportunity to achieve one of
the most sustainable and technologicaliy
advanced workplaces in the UK. The
campus excels in the connectivity and
amenities. providing our people and clients
with a vibramt, dynamic and collaborative
space. 1 Broadgate will enable us ta
significantly push the boundaries to
enhance productmity, improve wellbeing
and support a wider community through
British Land’s approach to managing

the Broadgate campus and its

Community Framework.”

Stephanie Hyde,
Chief Executive, JLL UK

Allen & Overy have taken a minimum of

254,000 sq ft
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JLL have taken a minimutn of

134,000 sq ft



Replicating the
Campus model

Peterhouse Technology Park

Building an our success in Londan, we see
an opporiunity te reproduce our Campus
madel in ather hubs of innovation.

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

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

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

Peterhouse Technology Park
This year we acquired the Peterhouse
Technolegy Park in Cambridge for £75m,
representing 2 price of £9m per acre.
The buildings are fully let to ARM,

one of the UK's mast successful
technology businesses.

This acquisition oHers a number of
opportunities; we are well placed to benefit
from a streng rental market and two of

the buildings are lab-enabled enabling

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

Attractive
development
pipeline

We have created attractive
opportunities for development
across our pertfolio.

Completed

A 1 Triton Square

Otfice-led redevelopment at Regent's Place, fully
pre-let 1o Meta. Low embodied carbon at £36 kg
C0;e per sqm, with residual embodied carben
offset through certified schemes, making this
our second net Zero carbon development

369,000 sq ft

0

Committed

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

oo - - =81,000sqft

A Narton Folgate

Qffice-led redevelopment in Shoreditch,
integrating 302,000 sq it of office space
alongside retail and residential to create
a mixed use space that draws on the
histaric fabric of the area.

336,000 sq ft
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4 Aldgate Ptace, Phase 2
Build-ta-rent residential-led
scheme in Aldgate, delivering
15% homes with 19,000 sq ft
of office space.

136,000 sq ft

A 1 Broadgate

Qffice-led redevelopment at Broadgate including
45,000 sq it 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 Alien & Qvery.

544,000 sq ft



A Canada Water, Phase 1(A1, A2 & K1)
Three buildings delivering a mix of office, retail,
leisure and residential with 265 homes planned
across a range of tenures and affordabilily.

585,000 sq ft

Allimages are CGls apart from | Triton Square

Near term

A 2-3 Finsbury Avenue

Office-led redevelopment at Broadygate,
including ground floor retail, a publicly
accessible restaurant, calé and roof terrace.

718,000 sq ft

A 5 Kingdom Street

Office-led redevelopment at Paddington Central,
achieved planning in 2021. British Land retains
a minimum 50% interest in the development
following the part sale of the Campus te 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 ather innovation
business, benefitting from its location in
London’s Knowtedge Quarter.

578,000 sq ft

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

4.5m sq ft

A Thurrock

Opportunity to repurpase part of a retail park
and intensify uses through multi-storey urban
logistics development

559,000 sq ft

British Land Annual Report and Accaunts 2072
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STRATEGY IN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM continued The BritshLand Company PLE 00621920

Our proven
track record
in sustainable
development

Sustainability has 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, our first

net zera carbon develppment, was named

Green Building Project of the Year by
BusinessGreen and received a UK Civic Tt

Frust Award far making an qutstanding
BREEAM®

contribution to the quality and appearance
EXCELLENT

of the built environment. O
60%

of canstruction spend
to small and medium
sized husinesses

Blossom Yard & Studios
Image is a CG/

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

Refurbishing, extending and
creating new buildings

At Norton Folgate, we are refurbishing and
extending warehouses which are more than  These are fabricated off site and installed

17,000 sq ft

Timber floors retained, together
with original brickwork and

Victorian ironware

130 years old to create new buildings,
delivering 336,000 sq ft of modern
workspace in 3 historic part of London,
Interlinking the old and the new has called
for innovative construction techniques and
complex temparary warks. The project
draws heavily on our skills and experience
of comptex development in Londaon.

22 British Land Annyal Report and Accounts 2022

directly onto the buildings. This significantly
reduces the number of vehicle movements
te and fram site, reduces noise and air
pellution and delivers safety and

quality benefits.



Achieving our sustainability goals
at Norton Folgate

Across our developments we prioritise the
re-use of existing materials. In some cases,
we are able ta retain the superstructure,
including the steel frame and fagades,

but we also re-use internal materials
wherever possible.

At Blossom Studios, one of the buildings
within the Norton Felgate development we
have dane both. We retained atmast all of
the existing facade and 80% of the floors,
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 concrete used has 40%
cement replacement.

As a result we currently expect embodied
carbon to be 403 kg COze per sqm [434 kg
CQO,e per sqm for the whole

redevelopment), ahead of our 2030 target.

To drive operational performance we are
adding roof top sotar panels and using air
source heat pumps to deliver all electric
offices with 100% green pawer, so
operaticnal 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 cutside space for people to enjoy

and to support biodiversity.

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

Circular economy and materials

o Almost all the existing facade structure and
floors retained

€) 100% FSC/PEFC wood
o Conerete with 40% cement replacement (GGBSH

Energy and carhon

o Solar control windows, using shade to
reguce selar glare byt atlow daylightin

e Air source heat pumps
o Rooftop solar panels
o Highly efficient heat recovery

Energy efficient internai/external lighting
and control

o All etectric building with 100% grean powaer

@ Smart enabled o analyse and optimise
operational performance

Climate resilience

0 Rainwater attenuation tank enabling
rainwater harvesting

Water

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

Wellbeing

@ Excellent thermal comfort complying with
BREEAM and WELL thermal comfort criteria

m Enhanced air guality with fresh air rate
exceeding 12 litres per second

@ Storage capacity for 136 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 & Fulflilment portfolio

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 Retail
& Fulfilment portfolio.

Identifying the value opportunity

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

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

they facilitate ‘click and cotlect’ by
combining larger format stores where
mare stock can be held on site with car
parking facilities - enabling people to
collect their goods themselves and
reducing the cast of tast mile delivery
for retailers;

~ they facilitate the return of goods hought
online; 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 facititi€s. -
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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 termat.

Retail parks present a clear opportunity
for us to drive value based an our abitity

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

We have invested £400m since March 2021
in the acquisition of individual retail parks,
and by Llaking ownership of the 22% cf
Hercules Unit Trust that we did aot
already own.

The value of our retail park portfolic now
stands at £2.1bn and delivered a total
property return of 31.4% this year.



Biggteswade 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 locat
organisations which has helped to shape
our programme, transforming an old
nightclub inte a community destination,
reinvigarating this part of the high street.”

Preston Benson,
The Really Local Group

The British Land Company PLC 00621920

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

For example, this year, at Ealing we

let space to the Really Local Group, a
community oriented cinema concept that
shows films, comedy shows and music,
a timely addition bringing communities
together paost Covid.

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

QOur asset management activities include
making a positive centribution Lo our
local cammunities.

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

By making a pasitive cantributian to the
lecal community, we make our places
maore vibrant and successful.

Community partner

“The reasan 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 our network of resource,
we've supported nearly 90 people into jobs
since April 2021 and delivered employability
sessions to over 130 young people.
Retailers know that, if problems come up,
we'll step in 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 {N ACTION - LEVERAGING QUR 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 renlal growth
forecast 2022-2024

$82m

acquisition

Image isa CG!

In London, demand for logistics space has
accelerated rapidly driven by the growth of
e-commerce and supplemented by ather
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
mare innovative solutions to create space.
These dynamics are driving exceptional
rental growth, and are creating a
compelling opportunity for British Land as
our skill set in delivering comglex, rmixed
use, sustainable developments means we
can access and unlock opgortunities that
others cannot,

L Urban logistics J

Thurrock Shopping Park

Retail parks which are located on majer
arterial routes can pravide an attractive
repurposing opportunity, particularly in
London and the South East, where rents for
logistics and retail space are converging.

In July 2021 we acquired the Thurrock
Shopping Park, where we see an
oppartunity to repurpose around two
thirds of the space to urban togistics
with the remaining space continuing
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Our strategy is to deliver new urban
togistics space through the intensification
and repurposing of existing buildings

in London.

We focus on sites within the M25 which are
accessible to large vehicles travelling into
London from around the country and well
located for smaller, electric vehicles or
bikes which manage the last 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.

lo operate as a retail park, We will also
intensify the asset through multi-storey
development which is particutarly cost
effective as the elevation of the building
means that both the upper and lower
flogrs have ground access.

Qur expertise in asset management
rmeans we can manage the transition
from fully occupied retail park to hybrid
logistics facility, enabling us to unlock
this attractive opportunity.



Hannah Close, Wembley

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

The warehouses sit in a Strategic
Industrial Land location, promoting
industrial ernployment and devélopment,
and its location within the M25 and just
beyond the North Circular road make it
ideal for urban legistics operators.

Its excellent public transport connectivity
will also help attract employees to

the location. This is a medium term
development opportunity but in the
meantime the warehouses are fully let,

Finsbury Square Car Park

Some of the most sought after logistics
spaces in London are very centrally located
micro units which can be used for guick
commerce and food detivery as well as

last rile delivery.

To target this opportunity, we acquired

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

£1.3bn

GDV urban logistics
development pipeline

£157m

acquisition

The British Land Company PLC 00621920

£20m

acquisition
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MARKET DRIVERS The British Land Company PLC D0421%$20

Investing in key themes and
responding to macro trends

London office market Retail market Logisties market
e =-Qur strategy.is closely Key theme: Key theme: - Key theme:
aligned to key thernes in Demand gravitating towards Retail parks emerging as the Acceleraling demand for
our markets and we are best in ctass space preferred format for retailers urban locations
responding effectively
to the macro trends Driven by: Driven by: Driven by:
‘which impact our - Demand for space that - Lower occupancy costs which | - Growth of e-commerce
operating environment supports coltaboration, are more aitlractlvelin 3 during the pandemic
innovalion and culture higher inllation envirenment which fuelled demand
- Emphasis on space which - The rapid grawth of ontine lor lagistics space
is attractive to siaff and which has driven retailers - Heightened expectations for
promotes wellness; excellent 1o estabtish cost effective same day/nest day delivery,
transport connections, range solutions to last mite delivery driving a preference {or
of amenities and engaging - Potential for spme well more centrat locations
oublic realm preferred located retail parks tc be - Additional sources of
- Sustainability credentiats converted to logistics has demand, including "quick
high on the corporate agenda supported demand i commarce” and "dark
inveskiment markets kitchens™ focused an London
Our response:; Our response: Our response:
- Progressing Campus - Investing in undervalued - Investing in development-led
developments retail parks urban logistics opportunities
- Targeting customers - Identifying and investing in intondon
from growth and retail park opportunities with | - ldentifying opportunities
innavation sectors potential for Logistics uses fer urban logistics on
- Retrofitling our standing - Jdentifying opportunities for our Campuses
portfolio to imprave logistics development on
sustainatility credentials our portiolio
- Ralting out BREEAM
certifications
- Recyeling out of
malure assets

Abgnment with strategic and Q Realising the potential of (O Targeting the apportunities ) Targeting the opparlunities
sustainability priorities our Campuses in Retail & Fulfilment in Retail & Futfilment
O Active capital recycling O Active capital recycling Q) Active capital recycling
Q) Progressing value O Progressing value
accretive development accretive development

OrNet zera by 2030
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context

Key theme:

Heightened uncertainty, wilth
increasing input costs and rising
interest rates

Environment

Key theme:
Continuing focus an nel zerg

Society

Key theme:
Biggest real income squeeze in
a generation

The British Land Company PLC 00621920

Science & technology

Key theme: i R
Innovation sectors an emerging .
engine of UK growth

Driven by:

- Continuing fallout fram
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

- The impact of leaving the EU,
continues to impact labour
markels and drive
sherlages in sectors
such as conslruction

Driven by:

- Qccupiers wanting buildings
which support their own
suslainability targets

- Sharehclders wanting to
inveslt in companies which
meel the sustainability
ambitions of their investors

- Paople wanting to wark for
husinesses with a strong
reputation for environmental
responsibility

Driven by:

54% increase in the

market energy price cap,
disproportionately impacting
low-income households
Inftation rising faster

than expected

Rising national insurance
contributions and frozen
income tax threshelds
In¢creasing wage expectations
and the impact of the

cost of living crisis on
disposable incomes

Driven by:

Gavernment focus on UK
innovation with £22kn R&D
funding committed by 2026/27
Dverseas investment
attracted by academic
excellence: STEM [sciance,
iechnology, engineering and
maths) graduates are 43% of
tatal graduates in the UK
Macro drivers such as
Covid-1% and climate change
driving innovation in iife
sciences and green tech

Qur response:

- Acting early to lock
in consiruction casts

- Supparting the Ukrainian
Institute setting up an
English Language School
for refugees: donations to
the Disaster Emergency
Committee and Ukrainian
Churchin Lendon

- Revised our interest rate
management policy to ensure
debl is appropriately bedged

(O Praogressing value
accrelive development

() Place Based approach

Our response:

- Delivering on our Pathway
to Net Zero

- Adding sustainability
metrics to Board
remuneration targets

- Ensuring that all
Exco members have
sustainability objectives

O Realising the potential of
our Campuses

(O Progressing value -
accretive development

(O Net zero by 2030

Qur response:

Delivering on our Place
Based approach. Priaritising
strong local partnerships,
focusing on areas we can
make the biggest impact
Commitment {o paying

the Living Wage where

we have direct contraol
Helping local people access
‘good work” through our
Bright Lights skills and
employment programme
Keeping the employee
proposition altraclive

and under review

(O Ptace Based approach

British Land Annual Report and Accounts 2022

Qur response:

Investing in innovation
Campuses in areas of
acadernic excellence
Targeling growth and
innovation customers
Investment inta Fifth Wall's
Climate Technology Fund

() Realising the patential f

cur Campuses

() Pragressing value

accretive development

{ Active capital recycling
O Net zera by 2030
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QUR KEY PERFORMANCE INDICATORS

Monitoring our
performance

The British Land Campany PLC 00621920

Qur strategy is to focus our capital on areas

which leverage our competitive strengths and 1
to invest behind two strategic themes: our

Campuses and Retail & Fulfilment.

HPls
Corporate & Total preperty return NIZ W Loan to vatue (LTV] - proportionally consolidated
‘ financial
Total accounting return ER Committed and near term developments
Total sharehotder return (= EX Years until refinance date
Environment GRESB rating Reduction in energy intensity Energy intensily was lower than usual this
of offices year as a resuli of Covid-19 restrictions
S - Star 0 which required assets to close or operate
‘ 2 8 %} at kower caparity.
Retained for the secend year
2021:31%
} Community Number of community Mumber of community Benaficiaries are individuals whao directly
initiatives beneficiaries took partin activities resourced by our
P communily mvestment programme. The
103 23 949 majority of these beneliciaries are either
? young people or peaple who are currently
2021: 94 2021: 23,024 unemployed,
People Gender pay gap Ethnicity pay gap Staff engagement
| 19.2% 19.2% 69%
. . (Y . 0 0
2021: 27.6% 2021:27.3% with 85% recommending British Land as

Links ta remuaneration: Lang Term incentive Plan annual ingentive Award

a place to wark

Read more about our princifat Aisks on pages 88-54

1. 32.9% as at 31 March 2022. Following the sale of a 75% interest in Lhe majority of our assels al Paddington Central. LTV falls 10 28.4% on a pro forma basis
2. On 3 pro forma basis, following the 53l af a 75% interest in the majority of our sssets at Paddington Cantral,
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Progress

Priorities for FY23

The British Land Company PLC 00621920

Key risk indicators

Campuses

- 1.7m sq ft of leasing, the highest in ten years

- OMtice space at | Broadgate fully pre-let or under
option to JLL and Allen & Overy

- £102m assels acquired cutside London aligned to
growth and inncvation

- Commitment to Aldgate Place and Phase 1 at
Canada Water

- Developmenis 53% pre-let or under offer

- Sale of 50% interast in Canada Water, ereating a
New JV {0 accelerate the Masterplan

- Postyear end, sale of 75% interest in majority of
assets at Paddington Central, locking in 9% pa
tokal property returns since acquisition

Retail & Fulfilment

- 2.2m sq ft of leasing. the highest in ten years

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

- E350m investment into Retail Parks where values
were up 20.7% in (he year

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

Campuses

Pre-lets at Morton Folgate and

Canada Water

Increase pccupier exposure Lo growth
sectors, inctuding life sciences
lacrease scale in Golden Triangle
Progress pipeline including 5 Kingdom
Street, Eusten Tower and next phase at
Canada Waler

Retail & Fulfitment

Acquire further assets with urban
logistics patential in London
Selective acquisilions of retzil parks
Start on sile at Meadowhall Logistics

" Submit planning for medium term

legistics opportunities
Maintain high occupancy. fecusing on
occupiers with strong tovenants

Develepment exposure

Market ietling risk

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

Occupancy and wetghted
average unexpired lease length
Execution of targeted
acquisitions and disposalsin
tine with capital allocaton plan
LTV

Net debt te EBITDA

Financial covenant headroom
Period until refinancing

is required

- Delivered our second net zero devalopment at
1 Triton Square

- Average embadied carbon an developments on track
ta achieve 500kg COye by 2030 at 632kg COze per
sgm for offices

- Completed 29 net zero carbon asset audits

- Eslablishing pathways ta raise the porifelio’s
EPC ratings to a minimum of a2 B

- Achieved GRESB §-star rating

Maintain progress with our Pathway lo
Net Zero Carbon

Average embodied carbon on
developments to remain on track to
achieve 500 kg CO2e per sqm by 2030
Deliver net zera carbon interventions
Increase A/B EPC rating across

the pertfolia

Maintain GRESB 5-star rating

Energy intensity and carbon
emissions {(EPCs|

Future cost of carbon offsets
Partfolio flood risk

- Community Funds launched at Broadgate and
Paddington Central

- Achieved target of at least one neads based initiative
on a key local 1ssue, education and employment at a
priority assel

- Affordable space provided at 5 priarity assets and
identified at the remaining 3

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

Further increase affordable space
provision, including all pricrity assets

Commuaity engagement

- Maintained over 30% female representation at
brard level

- Exceed recammendations of Parker Review an
ethnic diversity at Boarg level

- Reduced gender and ethnicily pay gaps

- Launched DE&I Strategy

Continue to reduce our gender and
ethnicity pay gap

Continue to improve our stalf
engagement scare

Voluntary staff turnover
Employee engagement
and wellbeing

Read more about our key risk
indicators vn pages 84-96
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STAKEHOLDER ENGAGEMENT The British Land Company PLC 00421920

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,

Our stakeholders

L RS S S

Our customers QOur communities Our investors

Who they are Our occupiers, their employees,
and the peapte whao visit or live

in and around gur buildings.

The people whao Live in and
around our assets as well as local
organisations and enterprises.

The people and institutions who
own British Land shares or bonds,

Key engagement
metries

Cusiomer surveys: 15,800
completed annually

21.949 beneficiaries from
our actities

103 cammunity initiatives at
our places

- .60% share register met in the
last year

- Over 200 investors or potantial
investors met

What matters o them

High quality, sustainable space
which can flex according to
their needs

Places which enhance
wellbeing and offer leisure

and entertainment experiences

Education and
employment opportunities
Places which foster

social conpections and
enhance wellbeing

Scope to use our placesto
support local business

- Altractive return pninvestment
- Clarity on skrategy and outlook
- Liguidity - the ability to enter
and exit their investment easily
- Ambitigus ESG commitments

Ways we are
responding

Evolving and extending our
Campus offer to appeal to
growing innavative businesses
Delivering space which targets
the highest envirenmental and
wellbeing certifications

Delivering Place Based
tnitiglives which target key

local issues

Fostering networks which
cennect our occuplars with local
cemmunities and organisations

- Returns-focused sirategy with
clear targets set

Example outcomes
from our engagement

315.00Q =q f¢ let to Meta
[previously Facebook] which

has expanded rapidly on our
Regent’s Place Campus

Qffice space 1 Broadgate fully
pre-let four years ahead of
completion; the sustainability
cregentials were a key atlraction
for these occupiers

At Regent’s Place, through

the Triton Café, we provided
space lo BiackOut UK to run

five events that provided peer
suppart. learning and debates
for 75 black queer men

12 pup:ls participated in

retail and enterprise activities at
Teesside Park as part of its ‘Raise
Your Game' partnership with
Middlesbrough FC Foundation

- 14.8% total accaunting return
- 43.7% increase in dividend

* NABERS |National Australian Built Environment Rating Systeml is a system for tracking the energy efficiency of a building from development to vse.

32 British Land Annual Repert and Accounts 2022



Staternent on section 172 of
the Companies Act 2006

Section 172{1) of the Companies Act
requires direciors of a company to actin
the way they censider, in good laith, would
be most likely to promate the success of
the company for the benefit of its members
as a whole, taking into account the
following: the likely consequences of any
deciston in the lang term; the interests of
the company’s employees; the need to

Our partners & suppliers

foster the company's business
relationships with suppliers, customers
and others; the impact of the company's
operations on the commumity and the
environment; the desirability of the
company maintaining a reputation for high
standards of business conduct; and the
need to act fairly as between members of
the company. The nzture of our business
rmeans that we have a continuous dialogue
with a wide group of stakeholders and
their views are taken inio account

Our people

The British Land Company PLC 00421520

belare proposals are put to the Board for a
decision. Infermation on how the Direciors
discharged their duly under section 172
during the year, including how they
engaged with key stakeholders, and how
they had regard to Lthe matters set out
above in thetr discussions and decision
making. can be found within our Applied
gevernance seclion starting on page 111.

Read more sbout our stakeholders an pages 32-34

The environment

Who they are

Property investers, locat
authorities, suppliers and all
other arganisations we have

Everyone employed at British Land.

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

a direct retationship with.

Key engagement -~
metrics

Recognition through aur
Supplier Excellence Award
Aim to pay 95% ot suppliers
in 30 days

Annuzl voluntary staff
engagement sufvey

Rolling cut energy, water and
waske audits

NABERS adopted on all new
office developments®

What matters to them

Customer recormmendations,
enabling them ta win new/
additional business
Contributing to the success
of the British Land brand
Long term partnerships

QOpportunities to work on the
most interesting projects in
UK real estate

Patential for development
and promaoticn

Achieving work-life balance
Compensation

Minimising carbon emissions
Minimising waste and
conserving water

Preserving and enhancing
biodiversity

Ways we are
responding

Maintaining an active dialogue
Developing long term
relationships with suppliers,
supported by our supplier
conference and

recagnilion awards

QOpportunities 1o wark on
inngvative develapment projects
Investing in professional
development

Employee-led networks
focusing on areas that matter
to our people

Designing and delivering
low-carbon buildings
Reducing carbon emissions on
existing buildings

Identifying opportuniires to
increase biodiversity an and
around buitdings

Examgle outcomes
trom our engagement

Supplier Excellence Awards
covering six key focus areas

71% within local London boroughs
Blossom Street Project Charter
foestered a very positive working
relatienship with contractor
Skanska at Norion Folgate

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

74 paople received a
promation ar opportunity

ta move roles internally

14 sponsored to study lor
professional gualifications

1 Broadgate on track to achieve
our 2030 targets for eperational
energy intensity

Targeting BREEAM Qutstanding
en all new office develaprents
New 1.5 acre park al Exchange
Square delivered
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STAKEHOLDER ENGAGEMENT continued

[lustrating
stakeholder
engagement

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

Customers

“We were tooking to grow our foeatprint

in Scatland, and Glasgow in particular,

and British Land were able 1o offer 3 great
opporlunity. The assel manager was very
enthusiastic about our brand and really
pushed to find the right space for us.
Glasgaw Fort offers the right brand and
occupier mix, access ta the right customers,
It's easy 10 shop and custamers feel safe.”

Ricardo Thomas
Mango, retail accupiar

“British Land's space and partnership
enabled New Diorama Theaire,
Broadgate, the UK's most ambitious artist
supporl project for independent artists -
supercharging the recovery of the arts
past-pandemic. Togelher, across a single
year, we'll support a foatfall of mare than
80.000 artists. praviding mare than 100,000
creative hours - all completely free

of eharge.”

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

It was the Masterplan itself that attracted
us to Canada Water. We have ambitious
plans for our campus and at Canada Water
we have a unigue oppertunity to grow and
develop and at the same time, to have

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

British Land are a fabulous partner, they
delivered a modular campus for us in just
9 months, they have some great ideas for
the future and they really engage with our
engineering students previding incredible
real-life experience.”

Judy Raper
Dean & CEQ. TED! [The Engineering &
Design Institute] London, Canada Water

Communities

“Even when we haven'l been able to

meet candidates face-10-face because of
the pandemic, we've conlinued to upskill
people through online training and place
them into jobs where they da well. We've
supporied 79 peopte through training since

March 2021 and helped 25 people into jobs.”

Anthony Lee

East London Business Alliance,
education and employrnent
community partner Broadgate

The British Land Company PLC 00621920

Environment

"British Land is very aware of ihe real and
positive impact that biodiversity can have
on its partfotio and on the people visiting
their spaces. They have made some very
progressive commitments te improving
urban biodiversity and ecosysiem
performance acrass the standing assels
which go far heyond any planning
requirements and are quantitatively
measuring the impact that has.”

Morgan Taylor
Director, Greengage, consuliant ecologist

Our people

"I first started at British Land in 2017 and
have worked in property management, in
operations dalivering the flexible workspace
product Storey, and I've jusl started as an
asset manager, looking afler Southgate in
Bath and Drake Circus in Plymouth. British
Land is great at recognising individual
strengths - | have been supported with
new apportunities and sponsored through
professional qualitications, most recently
my Rayzl Institute of Chartered Surveyors
gualification and | have had some greai
champians aleng the way.”

Emma Padget
Assat Manager, British Land

Partners & suppliers
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“The values that underpin this project make
it a very special one to work on. They are
aboul creating a lasting and posilive legacy
for those working on the project as well as
the local community. They are captured in
our Project Charter which we developed
with all our stakeholders in mind.”

lan Perry
Operations Director, Skanksa, contractor
at Norton Folgate




PEQPLE AND CULTURE

People and
culture

Qur strategy relies on the
competitive strengths of our people
and their ahility te deliver. To he
successful, we need ro 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 cver the past year can be
measured by how resilient and intact

the British Land culture has remained,
as well as how effective the Company has
been in keeping employees focused and
mativaled despite operating in a rapidly
changing environment.

As Covid restrictions relaxed over the year,
our colleagues have rediscovered the
importance of interacling in the same
physical tocation, its contribution ta
personat wellbeing and how it helps with
warking lowards a commaon purpase. We
ran three short pulse surveys in 2021 and
the feedback overwhelmingly demonstrated
that the way people like 10 work is evaolving:
while there was a clear desire to return to
the office. many also wished to retain an
element of Hexibility. We are embracing
mare hybrid ways of working as a result.

“Families need flexbility, and
opportunities should he equal.
That's why British Land offers up to
six months of shared parental leave
on full pay. They suppori employees
to live our lives and careers in ways
that work for us, reflecting modern
Lfestyles through their benefits.”

Michael and Olivia
Head of Planning [Michaell,
Team Assislant [Olivia]
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Our values underpin evervthing we do:

Listen and
understand

Bring your

whole self

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

We caritinue aspiring 10 be an employer
of choice and have deronstrated this

in the fast 12 months by tistening to

our employees, developing our tatent,
investing in wellbeing and strengthening
our approach to Diversity, Equality and
inclusion {DE&IL

Diversity, Equality & Inclusion
(DE&I)

In November 2021, the Carporate Social
Responsibility Committee [CSR Committeel
approved our DE&I strategy, which was then
communicated to the business in early
2022. The strategy brings all our diversity
activities together in one place, ang was
the result of the hard work of 3 number of
colleagues. It is a powerful demenstration
of our Be smarter tagether and Build for
the future values. This work followed the
Race Equality Framawork we published in
October 2020, when we saw an opportunity
to breaden our scope and challenge
ourselves more widely in these areas.

Build for
the future

Be smarter
together

We are making good progress with aur
DE&I strategy, which sets out our medium
term aims and commiiments and can be
found on our website at britishland.com/
diversily-equality-inclusion. To ensure that
our teams reflect the people who work,
shop, live and spend time at our places,
our DE&I strategy structures our actions
around the nine protected characteristics:
gender, gender reassignment, age, race,
sexual arientation, religion or belief,
disability, marriage and civil partnership,
and pregnancy and maternity. in addition,
the strategy is aligned to the United
Nations” Sustainable Development Goals
- a global framework Lo tackle secial and
environmental challenges.

572 4~ nw.
@' fl/l <

Specifically, our goals align to progressing
gender equality, decent work and economic
growth, and reducing inequalities. Tha
strategy document concludes by setling

out our 2030 DE&F Performance Indicators,
for example in terms of ethnic and gender
diversity, to enable us to continue to deliver
on our promise of continuous improvement.

In 2021/22, we made a3 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 of
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PEOPLE AND CULTURE continiued

different backgrounds, ethnicity,
experiences may be encountering
challenges at British Land so we can
mprove. In the 2027 engagement survey,
89% of employees agreed that ‘Diversity

is a siated value or priority for British Land.
this very high score emphasises the
engagement our employees have wilh

our DE&I strategy but also shows we

can always improve.

As part of Lhe strategy, we have continued to
focus on our recruitment to attract a more
diverse workforce. We have ensured that
our hiring managers have anti-bias training
and are commilled ta blind CVs where

we can sa that indications of diversily are
removed at the point when the CVs are lirst
reviewed by line managers to reduce the
risks of uncenscious hias in selection for
interview. We work with a number of
agencies such as BAME Recruitment and
London Works, to enable us to aitract a
wider range of candidates from 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 employze-led networks

support our OE&S ambitions by providing
ancther mechanism for feedback frem

our employees and a voice for change.

Fer example, our Pride and REACH

[Race, Equality and Celebrating Hentage)
commitiees worked on a short documentary
with our long term charity partner Just Like
Us, which interviewed staff and students
and explered the need for diversity and
inclusion in both scheol and the workplace.

Qur Parents and Carers committee
launched our new carers’ policy and carers
support guide during National Carers Week

Workforce gender diversity at
31 March 2022

All employees
[excludes Nan-Executive Directors)

Senior management

Board

Female Male
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British Land journey

"During my Career Ready internship,

1 got to expand my network and envision
a3 career working for British Land. After
leaving universily my Career Ready
mentar, the Paddingten Central Estate
Director, infarmed me of an opportunity
at British Land, | was eager tc apply for
this role and was successful in becoming
an Assistant Property Manager at
Regent’'s Place. The team on Campus i1s
absolutely amazing and the support and
opportunities | have been given, not anly
by the peaple an this Campus but from
the wider business, have truly made me
feel a part of the British Land family.”

Mgohammad
Assistant Property Manager

in June 2021. This outlined all the support
our emgployees, who are carers, have to
access all the assistance they need.

Our women's commitlee rebranded itself
as equitable {o reflect the network's core
purpose, which is to achieve gender equality
3cross the business. Over the last year the
netwark has worked 10 break the stigma of
menapause, and taunched webinars and

an anline toalkit to help employees find a
suite of helpful information. There is also
guidance for team members and managers
in understanding the menopause in the
warkplace. EquitaBLe has continued to host
“In Conversation” sessions with a number
of successful women including Or Jane
Riddiford, co-founder of Global Generation
and irvinder Gaodhew, British Land’s awn
Non-Executive Direclor. In 2021, our
enaBLe commitiee was successfulin
gaining a Disability Smart Accreditation,

on behalf of British Land, from the
Business Disability Forumn.

We work closely with 3 range of sirategic
partners io deliver our DE&I strategy and
have always been keen to 255ess ourselves
against nationally recognised benchmarks.
This 15 not only to highlight areas tha! we
are mast effective and compatent in, but,
more importantly, to help us identify areas
where we can further improve. In 2021, we
exceeded 3 key recommendation of the
Parker Review, of having at teast one board
member from an ethnic minority group. In
the 2021 FTSE Women Leadership review
we were proud to be ranked 15™in the FTSE
100 for women representation in leadership
positicns and we have exceeded Lheir larget
of 33% women on boards by 2020. For the
fourth cansecutive year we were ranked in
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tha lop 75 employers by the Social Mobility
Foundatien. Last year we were one cf a
srall number of FTSE 100 campanies to
report gur athnicity pay gap. even though
this is not yet a mandatory requiremeni. We
are committed to reducing both cur gender
and athnicity pay gaps. Our executive and
leaderships teams have an ohjective io
reduce the median pay gap in both

cases by 2% year on year.

Employee engagement

Qur strategy is focused on leveraging the
skill set we have across our business. We
recognise that an engaged and motivated
waorkiorce 1s key to its suceess and we
need to understand what is important

to aur people o ensure we maintain a
motivated and engaged team. Our empleoyee
engagement survey provided valuable
insight inta the priorities of aur people

and how effactively we were meeting them.
There were some very positive messages:
90% of stalf reparted that they were proud
to waork for British Land, with 85%
confirming that they would recommend
British Land as a great place to work.

Read more about our CSR Commiltee on
pages 112-115

However, we also understand we have
areas inwhich te improve and we want 1o
increase oue overall employee engagement
score from 69%. To better understand the
feedback from this survey, our leadership
leams are having detailed sessions across
their departments lo understand what we
are doing well and where we can improve,
Waorking with employees and leaders
cotlabaratively, we will then create an
action plan to address the key paints raised.



Wellbeing

Covid-19 brought wellbeing to the top of our
agenda and we have maintained that focus
throughout this year. We have continued 1o
support our people with their physicat and
mental health,

Qver the last 12 months. our Wellbeing
Committee launched our suicide prevention
strategy and rolled out our suicide
awareness (raining. Topics such ag these
have hisiarically been taboo, but British
Land feels that awareness on this topic

is valuable to all employees to ensure
everyane has the tools to support thase
who are in any way affected by ihis.

Our Cycling Network and Sports and

Social Committee have also kept us active,
connected with each other, and focused on
our physical and social health beth in and
out of lockdowns and through the changing
enviranment of the Covid-1% pandamic.
Activities have included virtual marning,
pilates classes. cycling clubs, Steptaber
and more,

During the last year, our Executive
Committee has continued to ensure
employees are up to date with the

latest government Covid-19 advice and
Company policy to ensure employee safety.

Developing talent

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

In Septernber 2021, our newest employee
network, NextGen, was set ug by a group
of young colleagues, with the aim of
“representing and supporting the next
generation of property professionals at
British Land™. This also embodies our
Build for the future value. The network's
objectives include helping career starters
develop the necessary skills to advance their
careers and widen their networks. it alsa
acts as an enabier for change by providing
a forum for calleagues to share ideas and
assist in delivering initiatives, and supports
the integration of new employees including
those new to the progerty industry.

Externally, British Land continues to

be a Platinum sponsor for ‘Pathways to
Preperty’, which aims to make i easier

for young people to enter the real estate
profession by raising awareness of and
aspirations about the vast range of careers
available within the induskry. In 2021/22,
we welcomed five students through our
Pathways to Progerty and Career Ready

internship programmes, providing valuable
experience and insights into the real estate
industry for young people irom

diverse backgrounds.

We have taken a lead role as Real Estate
sectar chair far the #1000CBlackinterns
initiative, which seeks to offer 2,000
internships each year for five consecutive
years to young people of Black heritage.
We look forward to welcoming five 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 to
university students or recent graduaies with
disabitities or long term conditions, This
year, we are inviting one person as part of
this schene on an internship far six months
at British Land. Programmes such as this
enable British Land lo source a more

. diverse group of talent far the long term

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

Bringing fresh new talent intc the business
remains key to our success. We will shortly
be welcoming four new graduates ta our
commercial property programme, joining
the three current graduates in this scheme
and the three graduales on our sirateqy
graduate scheme. We also have seven
apprentices across differant areas of

the business.

As well as bringing in new tatent, we

have continued to invesl in and develop our
current employeas, with 74 employees over
the last 12 months receiving a promotion or
opportunity te move roles internzlly within
British Land.

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

We are currently supporting t4 employees
to study for professional qualifications,
including two permanent employees who are
currently undertaking a Chartered Manager
degree through an apprenticeship route

For the secand year running, we are
delighted ta have partnered with the Circl
Leadership Development programme,
which helps our aspiring pecple leaders to
develop practical ceaching skills, People
from 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 a coaching culture in the workplace,
while helping talented students develop
the skills they need 1o succeed.
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“I spent the first 3.5 years of my time at
British Land working at Broadgate,
working with some great pecpie and
being involved in projects like the
refurbishrment of the Estate
Management Office and the uniform
roll out to over 500 employees as part
of the Broadgate rebrand. | have since
moved internally and | have worked as
Customer Relationship Manager at
Sterey for the last six months, The
opportunity to grow and develop within
British Land has been a whirlwind and
I'm (ucky that threughout my time at
British Land I've had great managers,
waorked with nice peaple, and our
fantastic HR team have always
supposted and encouraged me.”

Kate
Custorner Relationship Manager,
Storay

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 64
employees maiched in formal mentorships
across all areas of the business. A number
of the British Land Leadership Team are
matched with members of the Executive
Committes and Non-Executive Directors.

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

Net 7Zero Cal'b on We have committed to achieving a net zero cgrbnn portfolio by 2030 and have selout clear
targets ta reduce both the embodied carbon in our developments and the operational
carbon acrass our portfolio.

Embodied carbon targets FY22 Highlighls
50% 632 kg COse persqm
Embodied carbon in offices developments

lower embodied carbon intensity at our
offices developments to below 500kg CCe
per sqm from 2030

[ I 100% L Second net zero carbgn development . . .
B o o o delivered at 1 Triton Square

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

Operational carbon targets

7S(y Pragramme of net zero audits completed
identifying energy saving initiatives which

reduction in operational carbon intensity  align to our targels

across our pertfolio by 2030 vs 2019

25%

improvement in whole building energy

This 2030 sustainability focus 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

1 . international benchmarks.
eaderShlp Our targetis Lo achieve a § star GRESB rating by 2022 and we are pleased to have achieved

this two years ahead of target.

Our perfortmance in teading international benchmarks

A7y GRESB 2021: m.“@ MsCl ESG
'\;‘;ﬂ,w‘_'- 5 star rating, Rating 2021:
CRESE Green Star AAA
Y CDP 2021: FTSE&Good
YCDP A score e Index 2021:
FTSE4Goed Top 81* percentile
EPRA AN saENCE Science Based
Rating 2021: ‘@) ee Targats:
Golid e v 2 approval in 2021

PE—W This 2030 sustainability focus area

Q'_:; aligns with the UN's Sustainable
Devetlopment Goal 12
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Place Based approach

S
o

Responsible business

naEa

®

This 2030 sustainabitity focus area
aligns with the UN's Susiainable
Devetopment Goal 17
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Please lind pur materiality assessment on pur
websile at britishiand.com/materialily

A Place Based approach means understanding the most important issues and
apportunities in the cammunities around each of our places and focusing our efforts
collabaratively, to make the biggest impach at each place. We facus our community
investment an the five key areas identified in our local charter:

FY22 Highlights

Connect - €2, 7m community investment, including cash, space,
volunteering and fundraising
- Community Funds established at Broadgate and
Paddington Central, in addition to an existing fund
at Regent's Place
Education - 58 needs-based education initiatives
- Continuing te partner with the National Literacy Trust
across our portlolio
Employment - 34 employment initiatives
- Refocused our programrmes to support those most
impacted by the pandemic
Business ~ Provided 20,000 sq ft of space to NOT at Broadgate
as part of a pilot project te offer meanwhite
affordable space
Wetlbeing - Aligning our developments to the WELL Standard

On track to achieve WELL Platinum at 1 Broadgate
New 1.5 acre park detivered 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:

F¥22 Highlights

Respansible employment

Achieved Disabitity Smart Accreditation fram the
Business Disability Forum

£440.009 spent on training and professional
qualifications; 14 sponsared through
professional qualifications

Diversity and inclusion

Ranked 15" in the FTSE Women Leadership Review

for FTSE100

Exceeded the Parker Review recommendations of at
least ene board member from an ethnic minority group
Launched new Diversity, Eguality & Inciusion strategy
Ranked 41 in top 75 Saciat Mabitity Index

Responsible procurement

Provided anti-modern slavery training ta all employees
independent anti-madern slavery audits of

kay suppliers

Introduced our Contraclor Framework, identifying

key sustainability KPls for new contractors

Launched Supplier Excellence Awards
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Environmental review

We have a clear responsibilily to manage
our Business in the most environmentally
responsible and sustainable way we can.

Qur key environmental commitment is 1o
achieve a net zero carbon portfolic by 2030
and we have mainlained our focus on that
despite the pandemic, This year we have
made good pregress on our Pathway to Mat
Zero and our work on TCFD reporting is an
important step in understanding the climate
resitience of our business.

Our Swstainability Briel for Development
and Operation, updaled last year, sets out
the key requirements for our assels at each
stage of the property Ufecycle: 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 sur activities - reducing the embodied
carban in our developments and reducing
the eperational carbon across our portfolio.

Developments

Reducing embadied carbon

Embedied carbon refers to the carban
emissions resulling from the production
and transportation of materials for

a3 building and all elements of its
construction and deconskruction.

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

our developments nel zero carbon

at camplation,

To do this, we undertake whole life carbon
assessments on all of gur developments

and major refurbishments. This year

we adopled the OneClick LCA ufe

cycle assessmenl software for all our
developrents, delivering on one of the early
commitments in our Pathway 1o Net Zero.

Current estimates for embodied carbon in
our developmenis are shown below:

Kg CO:e per
Oftices developments sqm
Ceompleted developments 408
Development pipeline
including comopleted
developments 632
Development pipeling
excluding completed
devetopments 478

For completed develepments which include
1 Tritan Square and 100 Liverpool Sireet, we
benefited fram our ability to re-use much of
the existing structure.

Going forward, several of our near lerm
developments witl be substantially new
builds and in these cases, our focus will
be on using more sustainable materials
and rechniques.

Residential and retait developrments have
a 2030 target of 450kg CO,e per sqm with
average embodied carbon in the pipeline
of 662 kg COse per sgm:

Reducing sperational carbon

Wherea we are delivering new developments,
we have a clear oppertunity Lo target mere
ambitious goals in energy efficiency. Cur
2030 target of 90kWh, per sqm |on a whole
building basis) for new develapments aligns
with the UK Green Buitding Council’s
interim targats and the trajectory for the
Paris Proof target of 70kWh, per sqm

for 2035-50.

Reducing operational carbon case study:

1 Broadgate

i 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 5kWhe per sqm.
This building includes intelligent systems
which monitor usage and adjust
automatically to energy demands helping

to reduce wastage and enhance efficiency.
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We have alsa adopted NABERS UK on

all our new office developments. The
NABERS methodoloegy produces an
energy performance ratng for each
office development, hekping us to track
performance to ensure we meet our
targeied tevels of efficiency. 1 Broadgate,
ocur pilot NABERS scheme, is currently
on track for a 5-star rating.

Offsetting strategy

On completion of a development, we offset
the residval embodied carbon which could
not be avoided through design and material
choice. We use nature hased cffset credits
from accredited projects. Where possible
we select projects which alse support
biodiversity or have economic benefits

for tocal cammunities,

Standing portfolio
Reducing operational carbon
This year we completed net zerg audits

of 29 of aur major office and retail assets,

accounting for $0% of landlerd-procured
energy, identifying energy saving
interventions to support our target of a 25%
impravernent lon a whole building basis) by
2030. Each audited building has a net zera
pathway which is now being embedded
within its business plan.

Alongside this process, we are idenlifying
interventions which imprave the EPC
ratings of buildings rated C or below to
comply with expected MEES [Minimum
Energy Efficiency Standards| legislation
reguiring buildings to be A or B rated by
2030. Currently 36% of our portfolia is A or
B rated and we expect it will cost around
E100m to deliver A or B ratings across the
portfalio by 2030. Many of these are low
cost interventions which deliver financial
savings, effectively paying back in a few

Qffsetting case study: 1 Triton Square

This year, we offset residual embodied
carbon at 1 Triton Square and the St Anne’s
affordable housing scheme with offset
credits from twao lorestry projects, a
reforestation project in Ghana and 2
sustainable timber plantation in Mexico,




years. These projects are more compelling
in the context of rising enerqgy prices. We
expect around two thirds of the total cost to
be funded by the service charqe or directly
by customers.

At Exchange House, our net zero

audits have identified £2.5m of initiatives,
equivalent to 0.5% of the buildings” value
which our modelling suggests will deliver a
B rating from a E. Key intervenbons include
LED lighuing and a heat pump replacement
overall reducing energy intensity by c.50%.

For costs which cannot be covered by

the service charge, we have established 3
Transition Vehicle, financed by an internal
levy of E£60 per tonne of embodied carbon in
new developments as well as a £5m annual
fleat. Total funding in the Vehicle is now
£15.6m. One recent example was the
chiller replacement at Broadwalk House,
which was nearing end of life; the modern
replacemant was twice as efficient,
generating £65.000 annual cost savings,
representing 5% of the whaole building
energy cosls and equating to a seven

year payback on current energy cosls.

Solar panels across our partfolio
generate 1,731 MWh 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 floorplate cassettes which use
Cemfree, an alternative to traditional

cement, Other low carbon initiatives include
more ¢ross laminated timber, high recycled

content in concrete, electric arc furnace
steel and recycled raised access floors
repurposed from another building.

Renewables

We have undertaken feasibility

studies across the portfolio for rooftop

and solar car port possibilities identifying
opportunities to add to the 2 mega walts of
capacity we already have installed |of which
nalf 1s at Meadowhalll. We are now doing
detailed feasibility studies for two retail
sites and Meadowhall shopping centre.

We continue to purchase both REGD
backed electricity and RGGO backed gas,
accounting for 93% and 85% respectively
of electricity and gas purchased.

Circular economy & materials

Wa are 2 signatory ta the Architects’
Journal Retrofirst campaign which
encourages the use of retrolitting and
refurbishment. We have delivered on thal at
our completed developmenis [see page 40)
and across all our schemes priorilise

re-use of materials.

Materials re-use at 1 Broadgate

780 tonnes

Total materials re-used or upcycled

200 tonnes

of granite, repurposed from the facade as
terrazzo flooring

140 tonnes

of steel recycled elsewhere

We also received an innovation credit by
industry body BRE [Buitding Research
Establishment] for implemanting &
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materials passport at 1 Broadgate which
provides information about the materials,
products and companents in the building
to enable their recovery and future re-use.

Climate resilience

In line with TCFD recommendations, in 20272
we have enhanced our disclosure on the
physical and transition risks that climate
change poses to our business, details can
be tound an pages 49-57 of this Report.

Our focus an enargy and carbon forms

a3 key parl of our work Lo deliver a mare
climate-resilient portfolio. This year we
comprehensively updated gur sustainability
checklist for acguisitions and formally
integrated sustainability considerations
into cur Investment Committee process to
enable potential environmentat risks lo be
identified and mitigated at the outset. All of
cur acquisitions exposed 1o floed risk have
undergone a flood risk assessment, as
have 100% of our managed assets and
major developments.

Biodiversity

Biediversity can play a key role in improving
wellbeing for customers and visitors to

our piaces, and with over 100 acres of

tland in London under our cantrol this is

a key consideration for us, This year, we
refreshed our Bicdiversity Framewerk for
Broadgate and intraduced new frameworks
at Regent's Place and Paddington Central.
These identified four key areas of focus:

il open space and habital management;

il the built envirenment; iiil education

and community engagement; and iv] daia
collection. Building on this, the Framework
sets oul the key species and habilats of
relevance lo the area and sets targets for
biodiversily nat gain, improving health and
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wellbeing and ecosyslem services. We are
exploring similar plans for 2ll cur managed
relail assets.

We are complementing this with roof
gardens at Exchange House and 1 Appold
Street, helping to create a network of green
spaces for biodiversity in the City. Our

1 Broadgate development includes nearly
12.800 sq ft of planted area across the site
including balconies, terraces and ground

level with a further 3,000 sq ft of green

roct space at Norton Folgate.

Air quality

Each of our Campuses has an air
quality action plan which is reviewed

at least annually. At Breadgate, we have

implemented a delivery bocking system that

enables the tracking of associated carbon
emissions which is identifying opportunities
to reduce vehicle movements and
associated emissions. In additian, al our

major construc{ion sies, we use délivery
consolidation ta significantly reduce
vehicle mavements to the site.

Water

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

Biodiversity case study: Exchange Square
At Exchange Square we delivered a new
park which quadrupled the amount cf
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.
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Apprentices at
Paddington Central

"We wark with British Land to run
emplayability programmes that give Local
resigents the skills io land susiainable
jobs, including ringtenced opportunilies
with businesses at British Land's places.
Despite the obstacles that Covid-1%
presents, and not being able to work
face-to-face, we've engagad over 130
candidates across eight sites this year,
providing virtual training and one-to-one
support. Over hall have already gained
employment in a range of sectors.”

David Coake

The Launch Group, who worked
with us to deliver Bright Lights
employability programmes

Social review

Building on the independent research we
commissioned last year into the sociat and
economic I5sues in the communities around
our places, this year, we identified the key
social issues we will facus on al each place.
We have integrated these into the business
plans for aur eight prionty assels covering
52% of our portfatio by value.

We also updated our Local Charter. This
provides a clear framework for delvering
our Place Based approach, focusing on key
local issues where we can collectively make
1he biggest impact; progress on each area
is reporied below.
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beneficiaries from aur
community pragramme

103

Place Based initiatives at our places,
including &4 at our eight priority assets.



Connect

We connect with tocal comrmunities en
priority issues and opportunities where we
can have the biggest impact. This year, we
achieved our target of at least one Place
Based initiative on a key social issue at
each priority asset.

Connecting customers and community
partners is one of aur strongesl social
contributions. Qur Campus Community
Funds are a good examaple of that approach.
Following the success of the Regeni's Place
Community Fund, this year we worked with
our custemers to launch funds at Broadgate
and Paddington Ceniral, Together, we agree
priority local themes, pledge funds and
-award granis lo commMunity organisations
doing vilal work locally. In the first year,

15 customers and loca! stakeholders
pledged over £150,000 to our Broadgate

and Paddington Central Cemmunity Funds.

Education

We support educational initiatives for
local people - helping develop skills
for the future and raising awareness
of career appartunities in our sectars.

This year, we delivered 58 education
iniliatives at our pricrity assets. These
ranged frem primary school projects and
secondary school workshops 1o ¢ollege
evenis and university challenges, along
with mentoring, site tours, tatks ang
educational events.

We continued our partnership with the
Naztienat Literacy Trust across 29 of our
places, working collaboratvely with our
customers and iecal schools ta encourage
an additional 7,800 children ta read for
pteasure and improve their literacy skills.
Together, we have reached 5,000 children
across the UK since 2011,
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Employment

We support lacal traiming and jobs throuegh
Bright Lights, our skills and employment
programme, warking with customers,
suppliers and local pariners across

our portfolio.

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

at each priority asset and delivered 34
employment initiatives across our portfclio.
Recognising the impact of Covid-19, we
have refocused Bright Lights to support
same of those most affecied, including
individuals who have lost their livelihoods.
These programmes run across our portfolio,

We reached over 135 people through
wirtual employment iraining and one-to-one
support at six retail sites across the UK and
two London Campuses. Cesigned to give
local residents the skills to land lasting

“I can’t thank Andrew, the Ealing Broadway

team and British Land enough for getting

behind this placemaking initiative and for baing
so supportive. We've been able to work with 25
local creative partners and maintain our focus on
"shop small, shop local and shop with purpose’.
Everyone who selis items in the store also works
in the store and people in £aling have loved being
able to interact with the people who made the
iterns they are huying. We'ra accidental retailers
and we've gone fram a market stall io thinking
aboul five year leases and we couldn’t have

done that without the support of British Land.”

Kate McKenzie
Curated Collective

Education case study: Partnership with
the National Literacy Trust

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

in research we comemissioned 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 five 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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SUSTAINABILITY continued

employment, the programme included
ringfenced opportunities with businesses
at our places. Over 0% of candidates have
already gained employrnent In a range of
seclors. At every site, we connecled with
local partners to identify local peapie who
needed the programmes mosl.

Programmes we piloted this year and plan
lo expand next year included ADcademy
with Brixton Finishing School. Over 110
young peeple local to our London Campuses
and Ealing Broadway took part in online
warkshaps funded by British Lang,
developing vatuable skills 1o increase

their chances of gaining employment

in the creative, technology and

advertising indusltries.

Supporting local business

We support locat businesses Lo create
oppoartunities for local independents, social
enlerprises and start-ups. This includes
providing affordable space arid prioritising
lecal suppliers and smalt and medium-
sized enterprises through our

developrment supply chain.

We provided affordable space at § of the 8
priority assets and identified cpportynities
at the remaining 3. This includes affordable
workspace, afferdable retail space and
community and arts space. Next year,

we will expand opporiunities across
additional assels.

New Diorama Theatre

Following the success of New Digrama
Theatre [NOTI at Regent’s Place, together
we launched NOT Broadgate to suppart 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 to use. The first
project of its kind in the world, NDT
Broadgate has atiracted a footfalt of 80,000
creatives, engaged over 600.000 people and
supported the creation of highly successful
productions. New Diorama Theatre at
Regent’s Place also won 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 centribute to locat
people’s wellbeing and enjoyment.

At 100 Liverpool Street we are pilating

BL Connect, our smart dashbgard which
uses Internet of Things sensors around

the building to exiract and store data on
how our spaces are baing used. This data
genecates insights which hetp us improve
the working environment for our occupiers.
for example with the right levels cf heating
and lighting. Over time, as our bank of data
grows, the building will be able to respond
automatically in tine with cccupancy.
Additional features we will {ook to deliver
include ‘predictive maintenance’ - based an
daia collected, tha building will understand
how devices behave and will be able te
predick when replacements are required.
Similarty, with ‘condition-based’ cleaning,
data will provide information on how much
of somelhing is used, enabling autormated
cieaning or replacements to be arranged.
This dashbeard wili apply 1o all new
develapments going forward, starting with
1 Broadgate and including Canada Waler.

We are on track to achieve WELL Platinum,
at 1 Broadgate, the highest level of
certification on this globally-recognised
penchmark far health and wellbeing.
Working closely with occupier JLL and
architect AHMM, we are targeling industry-
leading standards for air quality, water and
light. BL Connect will form an important
part of this wark.
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We continue to align develepments to

the WELL standard. Our first two office
developments at Canada Water, Al and

A2 will both be WELL-ready. This pre-
certification supporis us in delivering
ouistanding workspaces for our customers
and opens up the apportunity for custamers
lo partnar with us in pursuing lult WELL
certification for employee health

and wellbeing.

Responsible business

Qur activities under Responsible
Employment and Diversity & Inclusion are
covered in the People and Culture sections
on page 35-37 and in the Governance
section on pages 13, 116-119.

Responsible procurement
A strong relationship with our suppliers
plays 3 key role in the successful delivery

of our strategy which is governed by our -

Supplier Code of Conduct. This sets out
clear social, ethical and environmental
obligations for our supply chain and
promotes safe and fair working conditions.
It is mandatory for all suppliers.

Against modern slavery

We uphold the human rights of our
employees and throughout the supply ¢hain.
This year, we provided anti-modern slavery
training to all employees. Through our
partnership with anti-modern slavery
charity Unseen, we also undertook
independent audtts of 10 of our high

risk suppliers [with 11 more scheduted),



reviewing compliance an 12 key areas of our
Supplier Code of Conduet. These included
human rights, health and salely, equal
opportunities, fair reward, working hours,
stalf devetopment and worker representation.
Informed By risk and impact assessments,
audits priorilised property management
service providers at our assets and
construclion contracters on our
developments. All suppliers scored above
77% and by warking with these suppliers
improvernent opportunities will be identified
and agreed. We continue lo be 2 member of
Unseen's business helpline portal, which
allows people Lo report a potential madern
slavery occurrence anonymously.

We pay at least the Real Living Wage to all

British Land employees and we strongly

encourage all suppliers to pay their LUK

employees at or above the Real Living

Wage. Our London Campuses are accredited

Living Wage Places and alse comply with
~the Mayor's Good Work Standard.

Our Stavery and Human Trafficking Stalement
can be found o our websile britishiand. com/
rodern-stavery-act

The British Land Company PLC 00621920

Qur external commitments and social
sustainability benchmarks

9% 0 =

100%

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

. . Siiena FT5E
of supplier warkfoerce paid at least the [— iv:r‘nes_‘Le:fa
Real Living Wage. = Rt Y Sl

Mandating prompt payment

We have been a signatory to the UK
Gevernment's Prompt Payment Code since
2010 and aim to pay 95% of suppliers within
30 days. Group invoices are setiled within
18 days on average.

Responsible procurement standards

This year, we introeduced our Contractor
Framework, identifying key sustainability
performance indicators that we will monitor
for new contractors employed en asset
management initiatives. We also launched
our Supplier Excellence Awards to celebrate
and showcase the best suppliers’
contributions in a range of categeries,
including responsible business.

Our Supplier Excellence Awards

"We are delighted to be recognised by
British Land in their first supplier awards
- it felt so rewarding te 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 partner recognition -
trailblazing springs to ming.”

Glenn Wilson
Director - Retail & Distribution,
Incentive FM
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Net zero carbon
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Focus area 2000 strategy indicator 2010 1arget 2022 performance
Programme Science Based target - Reduction in Scope 1 51% 12%
level targets and 2 emissions vs 2020

Seience Based target - Reduction in Scope 3 55% per sgm 15%

emissions intensity vs 2020

Embadied

50% reduction in embodied emissions
{RICS Al1-A5] on new construchion and

Offices: 500kg COze per sgm
Retail & residential: 450kg

Offices: $32%g COze persgm
Retail & Residential: 662kg

major renovation projects vs 2019 COye per sqm : COse per sqm
industry benchmarks
100% of embedied emissions from completed 100% On track
new construction and major renovation projects
[RICS A1-A5) offset using certified carbon
affset credits
50% reduction in operational and end-of-life Offices: 275kg COje per sgm On track
embodied emissions [B1-B5, C1-C4) at new Retail & residential: 250kg
developments vs 2019 industry benchmarks CQOze per sgm

Operational 75% operational carbon intensity reduction by 75% Offices: 37%
2030vs 2019 baseline Retail shopping centres

- - .. ) . [landlord ontyl: 31%
"7 25% wholg Biitding operational energy intensity  25% Qffices: 28%
improvement by 2030 vs 2019 Retail shopping centres
[landlord only}: 7%

Landlord procured electricity from 100% %
renewable sources

Environmental leadership

Foeus area 2030 sirategy indicalor 2030 target 2022 performance

indices GRESB [Standing Investmenis) S-star rating 5-star by 2022 B-star

Green Developments on track to achieve BREEAM 100% T0%

Building Qutstanding [Difices); Exceilent [Retaill;

Certifications Home Quality Mark Iresidential] minimum 3!
BREEAM-certified standing assets - afl ratings - 44%
{design and/or operational BREEAM certificate}
BREEAM-certified standing assets - rated 50% by 2025 28%
‘Very Good’ or higher?
[design and/or operational BREEAM certificate|

Energy ratings  Proportion of units with EPCs rated Aor B - 36%
across assels under management

Materials and Operational waste from managed assets that Offices: 80% Offices: 76%

Waste is re-used, compasled, ar recycled Retail: 70% Retail: 48%
Development and operational waste diverted - G6%
from kandfill

Biodiversity New canstruction and major renovalion 100% On track
projects designed to achiave a 10% n&t gain in :
biadiversity
% of managed assets with Biodiversity 100% 15%
Action Plans

Resilience % of managed assets and major developments 100% 100%

which have undargone a fload risk assessment

1. From 2021, the 2030 strategy upgraded our BREEAM targets to ‘Outstanding’ for Offices lirom Excellent] and "Excellent’ for Retail [from "Very Gaod'}.

2. Excludes residential.
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The British Land Company PLC 00621920

FY22 Perforenance

Understanding & responding to
local needs

Following socio-econamic assessments, business plans have been created for all assessed sites

Connecting

Place Based initiatives identified at all priority assets

£2.7m total community investment (including leverage!

This includes £300,000 raised at our places and by our people and £57,000 total in-kind contributions
24,000 total beneficiaries

103 initiatives at our places

11% BL ernployees are expert volunteers
23% total volunteering

Education

Needs-based education initiative undertaken at each priority site
12,500 people benefiting from our education initiatives
58 education initiatives

Employment

Needs-based employment initiative undertaken at each prierity site
1.100 peaple receiving employment related support or training

354 peaple supparted into employment

34 employment initiatives in our places

Business

Attordable space provided at five of the eight priority assets and identified at the remaining three
Space valued at £2.9m provided to community organisations and enlerprises including over £1.7m
of space to New Diorama Theatre al Broadgate

Wellbeing

Annual review of air quality action plan at ali campuses
On track to achieve Well Platinum at 1 Broadgate and aligning with Well criteria at Norton Folgate
Delivered Exchange Park

1. Affordable space includes alt affordable workspace, affordable resait space and community space on both a temporary and permanent basis.
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Responsible business

Focus area 2022 performance
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Responsible Investinour pecple

employment

£440,000 spent on training and professional qualifications

Supported 14 people to achieve professional qualifications

Connect with our people

69% engagement score |participation score 87%!}

B4% staff retention

Provide a safe working environment
Injury Incidence Rate - Offices 21.2% incidents per 100,000 full time equivalent, Retail 0.00 incidents per 100,000 footfall
Injury Frequency Rale - Developments 0,17 incidents per 100,000 haurs warked

Diversity &

Inclusion 36% of Board are female

Improve gender diversity at alt levets

37% of senior management are female

Gender pay gap 19.2%

improve ethnic diversity at all levels
Compliance with Parker Review recommendations on Board level ethnic diversity

Ethnicity pay gap 19.2%

Responsible
procurement

Against modern slavery

100% of BL employees paid 31 least the Real Living Wage

_79% of suppler warklorce paid theReat Eving Wage =

Undertook independent anti-moedern 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 Contractor Framework indentifying Sustainability KPIs lar new contractors on asset management intiatives
Launched Supplier Excellence Awards

For our full EPRA reporting see our Sustainabifily Accounts britishiand.com/sustainability-accounts

Sustainable finance

Sustainability 1s fundamental to our
business al British Land, and the decisions
we rnake are environmentally and socially
intelligent. This includes aligning our
financing decisians with our 2030
sustainability strategy. Our current
sustainable finance includes facilities
linked to Sustainability targets as well as
a Green’ loan. We alsc have a Sustainable
Finance Framework' for debt capital
markels insurance.

British Land - ESG-linked
revolving credit facilities

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

 development projects, by floor area,

which have a minimum BREEAM New
Consiruction certification level of Excelient
and the percentage of asseis under
management, by floor area, which have a
minmum BREEAM In-Use (or equivaleni|
certification of Very Good.

During the year, we signed a new bi-tateral

£100m ESG-linked Revolving Credit Facility.

with similar Sustainability targets and
margin adjustment.
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100 Liverpool Street - £420m
‘Green’ Loan

The Broadgate joint venture raised a new
£420m S year 'Green Loan' in the yaar,
secured by 100 Liverpool Street, a net
zero carbon development with BREEAM
Outstanding certification. The interest
rate hedging for this loan also qualified
as Green’.

Sustainable Finance Framework
British Land's Sustainable Finance
Framework has been in place since May
2020 and enables us to issue Sustainable,
‘Graen’. and/or Social finance. We centinue
to develop this Framewark as sustainable
finance bes! practice evalves,

1. Avallable on our website at britishland.com/
sustainable-linance-f-ramework
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Climate-Related Financial Disclosures

British Land is committed to transitioning
to a Nei Zero portfolio by 2030. As part

of our Pathway to Net Zerc announced in
Oecember 2020, the Science Based Targets
initiative [SBTi} validated our landlord target
as 1.5°C-atigned and our value chain larget
as ambitious. We are a signatory of the
Betler Buildings Partnership’s Climate
Commitment, the World Green Building
Councii's Net Zero Carbon Buildings
Commitrnent, the RE100 commitment

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

Introduction

This year, we are reporting in line

with the TCFD reporting requirements
for UK premium lisied companies.

The following sections address how
climate change is incorporated into

our corporate governance processes,
its potentiatimpact on our strategy and
financial planning, its treatment in our
risk management procedures,.and the
relevant climate-related KPIs and KR!s
for 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 respansible for
climate-related issues is Bhavesh Mistry,
Chiet Financiat Officer, and the Executive
Committee member who leads the delivery

-of the sustainability strategy is David

Walker, Chief Ogerating Qfficer. These
respaonsibilities were previously held by
Simon Carter, who was previously Chief

-

The Board and execulive management team  (Governance framework

at British Land recognise the scale of the
climate emergency, its potential impact on
real estate and therefore the urgent need
to take mitigating action. With the built
enviranment accounting for a significant
proportion of glebal greenhouse gas
emissions, we also acknowledge our
responsibility to take actian to minimise
our carbon footprint and collaborate with
our customners, and the people wha use our
spaces to do ihe same. Dur achievemenis in
developing ang managing mare sustainable
space have been recognised for more than a
decade and building on this, in 2020 we set
oul an ambitious approach to achieving a
net zero carbon managed portiaiio by 2030.
This is a goal shared by our investors,
cusiomers, partners and people. We believe
that delivering on these targels will create
clear value for our business as demand
from occupiers and investors further
gravitates towards the best, mast
sustainable space.

Executive and Management

Sustainability
Committee*

TCFD Working
Group

Risk
Committee
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CSR Committee

™

Board of

Directers

Audit
Committee

* Members include representatives from across the business: Assel management, Development, Finance,
Investment. Procurement, Property management, Risk managemeni, Strategy and Sustainability,
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Financial Officer and who remains

a champion of sustainability as Chief
Executive Officer. Simon previously took
partin The Prince of Wales's Business &
Sustainability Pregramme at the Cambridge
Institute for Sustainability Leadership. The
chairships of the Risk and Sustainability
Committees have transferred irom Simon
to Bhavesh ang David respectively,

Climate change and sustainability
considerations are integral to our
invesiment and development decisions.
formally reviewed within Investment
Committee papers and fully considered
by the Board in all investment decisions.
Arecent example includes our plans to
upgrade 3 Sheldon Square to all eleciric.
Achievernent of sustainability KPIs are also
reflected in the remuneration policy for
Executive Directers and all Executive
Committee membars have specific
Sustainability-related annual

objectives |see pages 138-139).

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

items and specific sections on sustainability.

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

Climate change is also considered by our
Board Cammittees. Over the past year.
the full Board received a deep-dive an the
progress against our 2030 Sustainability
Strategy’ and the future initiatives ihat
will drive carbon reduction. Qur subject
matter experts provided detailed training
on the technical aspects of embodied and
operational carbon. The Board's CSR
Commiktee 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 Remuneration
Committee worked with the susiainability
team to devise ESG targets for executive
remuneration, and the Audit Committes
received a progress update during the
year on the development of this disclosure.

Signihicant and emerging risks are
escalated te the Audit Commiitee and
climate risk is tracked as part of our
‘Environmental Sustainability’ principal risk
caiegory |see pages 84-9&). Qur Board CSR
Committee meets three times a year and
aversees the delivery of the Sustainability
Strategy, including the delivery of the
Pathway ta Net Zerg and the management

of climate-retated risks. Qver 2021/22. the
Board was updated on the TCFD transition
risk assessment and the proposed MEES
regulation’s new minimum EPC thresholds
for 2030.

{b) The Board delegates
responsibility for assessing

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

Climate-related risks are considered

by the Risk Committee, which cansists

af the Executive Commiitee and ieaders
from across the business, including
procuremant, development, finance and
praperly managemenlt. Each business area
maintains a comprehensive risk register,
which is reviewed quarterly by the Risk
Comemittee, Climate risks are identified
through a process involving irend analysis
and stakeholder engagement as part of our
“Environmental Suslainability’ principal risk.
Members of the sustainability team monitor
elimate risk and update the Risk Committee
at each meeting throughout the year. The
Risk Cammittee reports inio the Board's
Audit Committee,

\dentified risks are incorporated into

our risk framework and managed by

the appropriate business areas. Progress
against our TCFD workstreams is reported
to the Risk and Susiainability Cemmittees.
both of which meet quarterly. Following the
camplelion of scenario analysis, we have
established a TCFD Working Group to
maniter and manage our delivery. thaired
by the COO. Ultimate cversight is at Board
Level, ta which aur CSR Committee reports.
Any resulting disclosure requires approvat
by the Audit Committee.

Strategy

(a) We have identified the
following climate-related risks
and opportunities over our
short, medium and fong term
time horizons

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

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

risks and opportunities identified

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

1 Qur 2030 Strategy is available enline at britishland com/sustainabulity-accounts
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Introductien ta scenario analysis

Over the past live years, Brilish Land has
worked with expert advisors to identify and
assess our expasure (o climate-related
risks and apportunities. This included

an initial risk screening undertaken with
Verco {20171, a sel of internal climate risk
workshops facilitated by Forum lor the
Future 120191, and quantitative scenario
analyses undertaken by Willis Towers
Watson [2020-22].

Time horizons: our scenario analyses are
slit into two timeframes, 2020-30 and
post-2050. In our initial scenario analyses,
we chose not to quantify risks across the
2030-2050 timeframe. For physical risks,
itis only post-2050 when future scenarios
start to meaningfully differentiste from
the current climate. For transition risks,
when quantilying risks beyond a 10-year
timeframe, the ynderlying assumptions
vegin to play an increasiagly significant
role in the resulting values. Due 10 the
level of uncertainty that accompanies
thase longer-term assumptions, our
initial analysis focused on the current
decade to 2030.

2020-2030: assessed the physical risks
posed by the current climate and the
transition risks pased by 1 5°C and 2°C
aligned transition scenarios. This period
aligns with our corporate strategy time
horizons as shown below:

Shorl term Medium term tang term
Less than )
12 months 1to Syears Sto 10years

Past-2050: using the IPCC's Representative
Conceniraticn Pathways IRCPs| we assessed
the physical risk pased by 2°C [RCP2.6}

and 4°C [RCP8.5] climate irajectories

{for details on RCPs see the lable opposite.
This timeframe was selected as, from 2050,
these trajectories begin to meaningfully
diverge. As the standard design life of

a building is &0 years, this is a relevant
timeframe for the Lifecycle for cur

current partiolio,
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British Land scenario analysis - scenarios considered
The tables below delail the physical and transition scenarios chosen and the time frames that our business assessed itself against.

Physical risk seenarios and parameters
The IPCC’s RCP2.6 scenaria represents a pathway that is likely ta limit global warming to below 2°C.

The IPCC's RCP8.3 scenaric represents a high emissions scenario where warming may exceed 4°C.
Physical climata risks assessed:
i) River flood, {iil Coastal floed, lii) Flash flood, livl Windstorm. [vi Hail, Ivi) Lightning, [vii] Heal stress

Time frame Scenarios Atmaospheric CO;  Temperature rise*  Sea level rise™ River flood Coastal flacd
madetiing modelling
sources sources

2020 10 2030 Current climate 410 ppm 1.1¢C 0.20m Munich Re Willis Towers

Nathan based on  Watson

JBA flood maps proprietary
ceastal flood
exposure motel

Past-2050 RCPZ.6 [2°C) 450 ppm 1.6°C > 0.55m Munich Re Munich Re
climate hazarg climate hazard
- conditioned based sea level rise data
RCP8.5 (4°C] > 1,000 ppr 43°C > 0.78m JBAflosdmaps & combined with

Coupled Model storm surge
T T e ae e ] Intercomparison
Project Phase 5

* Values in camparison (o pre-industrial times.

Transition risk scenarios and parameters

The Paris Caonsistent |2°C) scenario is based on the Paris Agreement commiiments of over 190 countries to limit global warming to well
below 2°C.

The Net Zero World [1.5°C} scenaria assumes more ambitious targets that would enabte global met zerc by 2050.

Time frame  Scenarios [PCC scenarios IEA scenarios  NGFS Temperature 2030 UK price  Global
scenarios rise by of carbon nel zero
2081-2100 achieved by:
2020t0 2030  Ney Zero Orderly S5P1-1.9 NEZ2050 Net Zero < 1.5°C $15510 2050
World {1.5°C| 2050 $454
scenario Disorderly Divergent $22510
. %418
Paris Orderly S5P1-2.6 Suslainable Below 2°C <2°C %54 to 397 2070
Consistent Development
[2°C] scenario Disorderly Scenarie Delayed 20to §27
Transition
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Defining a ‘material’ risk or opportunity:
British Land defines a ‘'material’ risk or opportunity in line with the likelihood-impact thresholds af aur risk management policy. Risks are
evaluated by the cambination of their Potential Impact {financial and reputational} and their Likelihoed.

Financial Impact Liketihood thresholds {chance of occurrence  Reputational Impact thresholds

thresholds [£] in 3 given year!

Low lnon-significant]  Less than £10m Low 0-33% Low Limited reputational impach

Medium £310m to £100m Madium  33-66% Megium  Signilicant termporary or limited
systained impact

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

Risk quantification to determine materiality:
To determine materiality, Wilis Towers Watson supported British Land in undertaking quantitative physical and transition scenario
analyses, This process reviewed the potentialimpact of over 20 physical and transition-related issues, 2nd the assessment included
input from key business areas across British Land. The most material issues identified by the analyses are shown below. with these *
issues delailed in the next section:

Risks

Upportunities

Material issues

Flood risk vuinerability

Customer demand for sustainable space resullsina
‘green premium’ .

Increasing price of carbon offsets

Cost of complying with minimum EPC standards

Cantinue te monitar

Customer demand fer sustainable space results in a
‘brown discount’ to rents at less sustainable assels.

Premium pricing for sustainable buildings lyield
compressionl

Tenant business model impacted by transition

Lower cost of capital

Increased cost of raw materials

Increased cost of eapital

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 linancial impact

Risk #1 Losses from Low to Mean loss: We have comgpleted a climate risk modelling analysis
Flood risk assels located in -~ Medium for current and future climate conditions for the current

vulnerability of
assets lcurrent
climate)

high Hood risk
zones, primarily
the cost 1o repair
assels and the
cosl of business
interruption,
reflected in
increased
insurance costs

Less thar E1m

Losses in a

representative bad year:

£15m-20m

portiolio using the assets’ tolal insured value. This process
simulated many thousands of events. Losses are modelled
10 arrive al a loss perspective for low likelihood events for
a ‘bad year, The represeniative ‘bad’ year refers 1o a 1/100
annual likelihood across the simulations and the modelled
tasses also consider current ftaod defences. These
maodelled tosses were pro-rated by BL ownership share.
Under current market conditions, these losses are

“insured against.

As historical context, in 2007 two floed events i gur
portfolio resulted in linsured) \osses of circa £25m. At

one of these sites [which accounted for the majority of the
loss], we subsequently instalied flood defences. In 2014,
we began commissioning periodic flood risk assessmenls
across the portfolio and issued flood management plans to
sites at high risk. Since 2007, cur [insured) actual annual
mean less is below this modelled vaive of £im.
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Risk/type and Primary risk driver Likelihood Polential annual Explanation
impact financial impact
Risk #2 Net zero High £0.75m for every British Land has commitied to offsetting the embodied

100% increase in
the price of carbon

Increasing price
of carbon offsets

id
i
e

cornmitments by
global corporates
lead to increased
demand for
carbon offset
credits, resulting
in higher and/or
volatile credit
prices.

carbon of its new davelopments and major refurbishments
that complete beiween 2020-2030. This volume is estimated
Lo be at least 300,000 tCOye from developments.

This estimated financial impact of £0.75m reflects the
annualised additional cost of offsei credits if the credit
price rises by 100% from eur current anticipated price
{£20 per tonne].

To mitigate this risk we are currently exploring options

to pre-purchase carbon credits to offset embadied carbon
relaied to our pipetine of developments to 2030. in additien
our internal carbon levy would caver a carbon price increase
of up to £40 per tonne.

Risk #3 Cast of upgrading High £12.5m
Cost of camplying assets lo comply
with minimum with the UK's,
EPC standards proposed
IMEES _regulatory IMEES]
compliance)] ~  requiremantthat”

properties hold a
minimum ‘8§
rating by 2030.

@,
|
s

Quantified by net zero audits undertaken at major office and
retail assets and EPC scenario modelling undertaken across
managed assels, these assessments suggest that the retrofit
cost for standing assets witl be in the region of £100m over the
coming eight years, annualised at £12.5m. This value excludes
assets due to be redeveloped through our near and medium-
term development pipeline.

A significant proportion of this investment will be recovered
through the service charge as we work wilh our customers
to achieve our shared climate goals. We would alsg expect to
derive energy efficiency benefits, and therefore cost savings,
as a resull of these actions.

Long term risks {post-2050]

Risk/type and Primary risk driver  Likelihood Polential annual Explanation

impact financial impact

Risk #4 Losses from Low to Mean loss: Witlis Towers Watson undertook a climate risk modelling
Flood risk assets located in - Medium analysis {simulating many theusands of events) for current

Less than £1.5m

vulnerability high food risk

[future climatesl zones, primarily Lossesin 2
the cost to repair representative

a :

- assets and the bad year:

cost of business
interruption,
reflected in
increased
insurance costs.

£20m to £30m

and future chimate cenditions for the current portfolio using

the assels’ total insured value. Their medelling approach for
the flaed risk in future climates is the same as described in

Risk #1 for the current climaie, with losses pro-rated by BL

ownership share.

For the ‘representative bad year’, lower banding reflects
losses in the two degree {RCP2.6) scenaric, and the upper
banding reflects losses in the four degree IRCP8.5] scenario.
These modelled losses were pro-rated by BL awnership
share. Under current market conditions these losses are
insured against, and would not be suffered by the Group
under normal circumstances, though we recognize that

in the leng term specific assels could face cost increases

or difficulty obtaining insurance

Financial impact category
% Income Siatement

4% Balance Shest

Climate risk and apportunity category

& Physical risk - acute

@. Transition risk - reguiatory

o~
IW Transition risk ar apportunity - market
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES {TCFB continued

Climate-related opportunities
Short term apportunity [within 12 months)

The British Land Campany PLC 00421920

Opportunity/type and impact

Likelihood Potential annual
financial impact

Frimary driver

Explanation

Oppertunity #1

Increasing customer demand
tor green, low-carbon buildings
results in a rental premium and
faster rates of letting

i
Lz
sp

Anincreasing number Medium  E7m
of our custaomers have
announced nel zerp
comenitments. As our
portfolio transitions
10 nel zera, the most
efficient, highly rated
green buildings may
let quicker and al

3 premium to

market remts.

Arecent Knighi Frank study indicated
that there is 3 » 10% rental premium for
BREEAM Outstanding space above prime
Centrat London office rents.

This enhanced financial impact estimates
BL's share of the increased rental income
if 20% of our Offices by ERV) transition 1o
BREEAM Outstanding.

The portfolio’s environmental credentials will
be further strengihened as we deliver against
our 2030 ambitions to enhance the portfolio’s
energy and carbon 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, operations and acquisilions. Transition risks and

oppertunities (Risks 2-3. Opp 1] are managed through the delivery of our Pathway to Net Zerg'. which affects alt aspacts of aur business
_with key targets.noted in the Melrics section below. This work contributes directly lo our corperate strategy's four key priorities (see page

14), and this includes:

Impact on business strategy

Impact on financial planning

Contributes toward
strategy priorities:

Upgrading the standing portfotio [products & services,

The cost of the nat zero transition and EPC

@ Realising

operations]:

By 2030, our target IS ta improve our managed portfolio’s
whole building energy intensity by 25% and carbon intensity

upgrades [Risk H3| is incorporated inte asset
level business plans. Our budgeting and
medium term farecasting includes the

by 75%. We have undertaken detailed net zere carbon audits  initiatives identified by the net zero audits

- covering $0% of landlord-precured energy - across 2%
of our major office and retail assets. These nat zera audus
incarporate the EPC impact of the energy saving opportunities

identified. and we have additionally undertaken EFC

modelling across our managed assels. The most impactful
interventions identified by these assessments are being
factored inte each assel's business plan, to ensure the timing

and we agree these asset level plans and
objectives with our joint vepiure partners

As part of development decisions, our
lnvesiment Commitlee includes consideration
of the envirenmental impacts of different
scheme designs.

of implementation aligns with lease breaks and long term

asset replacement schedules, Progress against these
operational targets is reviewed quarterly and the detivery

of these energy and carbon targets 1s propased as a metric
far the nexi Execulive LTIP as well as ExCe compensation.

Te manage physical risk, British Land periodically

commissions a third party screening af the standing
portfolio and, where tigh risk assels exist. seeks toputa

flood risk management plan in place. Currenily only 3% of
assets (by insured valuel are expased to high risk af flaod.

1. Gur Pathway (o Net Zerg. our transition plan, is avarabte enline at britisitand cam/net-zerg-carban
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Key workstrearn

Jmpactron financial planning
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Contribules toward

strategy priorities:
Develaping sustainable buildings (products and services, Qur BREEAM and EPC standards for new O Realising tha
revenues, access to capitall: developments also support our management patentisl of

Through our Sustainability Brief for Developments and
Operations’ - we set stretching sustainability targels for
our major developments and refurbishments. This includes
our use of the NABERS UK scheme to design buildings with
best-in-class operational efficiency. The energy intensity of
our development at 1 Broadgate is ferecasted to reduce to
one-sixth of the previous building’s intensity, and these ESG
credentials contributed ta the successful letting of this
develepment four years ahead of completion. This example
demonsirates that our abilily to deliver more sustainable
space is a strong compelitive advantage which we are
actively leveraging (Opportunity #1].

To manage physical risk, our Sustainability Briel includes
several climate resilience requirements. including the
completion of a Flood Risk Assessment and consideration
of incarporating sustainable drainage through design.

of cost of capital and EFG compliznce, with
new office developments targeting BREEAM
Outstanding and EPC A. Cur porifolio of green
buildings is reviewed regularly by cur Treasury
team when considering aptions to issue green
debt and to establish ESG-linked revalving
credit facilities. The sustainability credentials
of 100 Liverpool Street, which was BREEAM
Outstanding and cur first net zero
development enabled our Broadgate joint
venture to raise a five year green lfoan facility

our Campuses

O Progressing
value accrelive
development

O Targeting the
opportunities in
Retail & Fulfilment

O Active capital
recycling

sacured by the value of this property. We
expect further, similar opportunities to

emerge inthe future.

Internal price of carbon (value chain, capital expenditures):
To heightan fecus on "developing sustainable buildings’
and~upgrading the standing portfolia’, in 2020, British Land
introduced an internal levy of £60/tonne en embaodied
carbon in new developments. In addition te incentivising

gur development teams and consltruction supply chain to
minimise embodied emissions, this levy is used te (i offset a
development’s residual embadied emissions ang liil provide
ring fenced funding to finance energy efficiency projects
across the standing portfalio.

This price of offsets 1s factored into
development budgets and appraisals and

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

annually.

O Realising the
potential of
our Campuses

OPrngressing
value accretive
development

The current batance of the Transition Vehicle
is provided in the Sustainability Accounts
tfound at britishland.com/data.

ESG criteria assessed as part of acquisitions:

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

In the context of this due diligence, British
Land would only buy low-rated assets with a
view toward future redeveloprnent into high
guality. sustzinable space. To manage specific
risks like flood. where necessary formal Flood
Risk Assessments are funded as part of the

acquisition’s due diligence,

O Progressing
value accrelive
development

() Targeting the
opportunities in
Retail & Fulfilment

O active capttal
recycling

Resilience to 2020-2030 scenarios
Physical rigk:

In the current climate, based on an
assessment of physical hazard exposure
by Willis Towers Watson. our partfalio’s
exposure 1o high flood risk is limited to
3% of properties |by insured valuel.

We consider resilience te long term food
risk through the requirements of the
‘Climate Resilience’ section of our
Sustainabdility Brief for Osvelopmants
and Operations.

Transition risk:
Through our Pathway to Net Zero and our

2030 environmental targets we have a ciear

plan to improve the enargy efficiency of our
pertiolic which will result in the upgrading
of EPCs in line with the propased

2030 MEES thresheld. Qur internal carbon
levy coupled with our Transiion Vehicle
provides the company with a formal price
of carbon and introduces 3 governance
structure which supports cur focus on
seeking high guality affset credits while
managing cost risk.

Transition opportunities:

Qur development pipeline’s use of NABERS

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

are prepared to pay a premium for more

sustainable space. Qur assels’ sustainability

credentials will be further evidenced

by the forecast BREEAM ratings of our
development pipeline and our programme
for upgrading the ratings of our standing

partfolie - 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 [RCP2.4], 3%
of our properties [by insured valuel are
exposed to high flood risk.

In the four degree scenaria (RCPB.S),

the high emissions scenario where no
additional action is taken to protact assets
or Landen, exposure to high floed risk could
be up to 15% of insured valve.

We consider resitience ta long term flocd
risk through the requirements of the
‘Climate Resilience’ section of our
Sustainahility Brief.

1. Gur Sustainability Brief for Developments and Operations is available online and can be found at britishland.com/Sustainability- Briet
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFOI continued

Risk management

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

Our risk mapping process allows us to
determine the relative significance of
principal risks. As part of the ‘Enviranmental
Sustainability’ principal risk category,
climate change is monitored by the Risk
Committee, ¢haired by our CFO, with
reparting to the Audit Committee and
ultimately the Board. For specialist
analysis, Brilish Land engages expert
advisors notably Willis Towers Watson
who undertogk the guantilative scenario
analyses. We determine the materiality of
potential risks lincluding climate-retated
risks] using the corporate risk thresholds
noted on page 52.

"Qur risk register racks: S,
i. Description of the risk fidentification)

. Impact-likelihood rating levaluation
enabling prioritisation)

Misigants Imitigation)

v Risk owner [monitoring|

iy,

As part of our aperational pracess,

we maintain asset plans which inciude
pravisions for identifying climate-related
risks and opportunities, such as flood risk
assessments and audits ta identify energy
s3ving opportunities. Bur sustainability
checklist for acquisitions sets out our
environmental criteria for acquiring a new
properly, intluding energy efficiency and

flood risk categories. Qur Sustainability
Brief for Developments and Operations
sets oul ur environmentat criteria for new
constructions and renovations, including
requirements for energy efficiency. flood
risk. materials choice and embodied
carbon reductions.

The Sustainabitity Committee -

compaosed of senior managers from
across the business - meets quarterly.
This commitlee, chaired by the Chief
Operating Officer, is a key forum for
discussing climate-retated risks and
oppertunities at the operational level

and ensures we remain on track to

deliver agains! our long lerm suslainability
objectives. Additionally, far energy and
emissions savings opportunities identified
at asset level. stalf can directly submit an
internal application for funding from the
Transition Vehicle, which funds our standing
portfolio’s low-carbon transition through

. animernal [Bvy A the embodied carban

in our developments.

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

Our process for miligating, accepling
and controlling principal risks, including
climate-related rnisks, is set out on
pages 84-94 of this Report. We pricritise
peincipal risks through our corporate
risk register and risk heat map.

The impact-likelibood 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
wilh key changes reviewed quarterly by

the Risk Cammiliee, which comprises

the Executive Committee and senior
management. The Board is ulimately
respensible for and determines the nature
and extent of principal risks it is willing

lo take to achieve its straieqic cbjeciives

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

risk management.

~ Climate-related risks are identilied

and agsessed using our corporale risk
management framework, set out on

pages 84-94 af this Report. We consider
climate change within our "Envirgnmentat
Sustainability’ risk, which was added as a
slandalone principal risk last year to reflect
its significance (o both our business and
our cusiomers.

Also, the external aspects of climate-
related risks are incorporated within our
‘Major Event/Business Disruption” and
'Political, Legal and Regulatory principal
risks. We define principal risks as lhose
with a subsiantive financial or sirategic
impact on the business, medium/high
likelihood of occurrence and medium/high
potential impact on our performance. Qur
integrated approach combines a top-down
sirategic view with a complementary
bollom-up operational process.



Metrics and targets

Please see our Sustainability Accounts' for British Land’s full set of climate and energy performance reporting and SASE maetrics,

(a) Our metrics to assess climate-related risks and opportunities in line with our strategy and risk

management process.
Climate-related risks {KRIs)

The British Land Company PLC 005621920

2022 202t 620
Policy and legal? Risk #3 EPCs rated A [by ERV} 2 2 25
EPCs rated B [by ERVI 34
EPCs rated C by ERV| 34
EPCs rated D by ERV| 20 71 70
EPCs rated E [by ERY) 7
EPCs rated F (by ERV} 1 ) :
EPCs rated G [by ERV] 2
Extreme weather Risks #1 Percemage of portfolie located in 100-year flood zones
and #4 {% by total insured valuel 3% nr nr
High flood risk assels with flood management plans (% by value] 9% 99% 100%
2. 2020 and 2021 by floor area and not ERY.
. Llimate-related opportunities [targets and KPIs) -
- o 022 2021 2020
Resource Risk #2 50% improvement in embodied carban intensity of major office
efficiency developments completed from April 2020 kg CO;e per sqm| 632 640° -
Opportunity  75% improvernent in whole building carbon intensity of the managed
#1 portfolio by 2030 vs 2019 {Qifices| 3I7% 1% 23%
25% improvement in whole building energy intensity of the managed
porlfolio by 2030 vs 2019 {Qilices) 28% 3% 16%
Energy sources Qpportunity Electricity purchased from renewable sources %} 93% 98% 6%
#1 On site renewable energy generation {MWh| 1,731 1,907 1,763
Products and Opportunily  Portfolio with green building ratings (% by floor area) L4% 27% 24%
services #1 Developments on track for BREEAM Excellent or higher (% by floor
area, excludes residantiall 7% 57% 81%
Percentage of gross rental income from BREEAM certified assets
[managed portfatia) 64% 53% nr
Risk #2 internal price of carbon [€ per tenne] £40 £40 n/a

3. 2021 figure inciudes Retail and Residential developmenls.

(b) Our Scope 1, Scope 2, and (c) Our targets used to

Scope 3 greenhouse gas (GHG) manage climate-related

emissions, and the related risks,  risks and opportunities and

British Land contirms that:

Compliance statement

Our greenhouse gas emissions and performance against targets. i. we believe our climate related financial
assaciated energy consumpiion data is Our full set of sustainability targets are disclosures for the year ended 31 March
available in the Streamlined Energy and detaited in the Sustainability Accounts 2022 2022 are consistent with the Task Force
Carbon Reporting ISECR] section of this found at britishland.com/sustainability- on Climate-related Financial Disclosures
Report pages 58-59. reporting. Our headline net zero targets are ("TCFD’) Recommendalions and

listed in the Dpportunities table sbove under Recommended Disclosures [as defined

1. Dur Sustainability Accounts are available online and ¢an be found at britishiand.cem/sustainability-reporting

‘Resource Elficiency’, and our net zero-
aligned science-based targets are

in Appendix 1 of the Financial Conduct
Authority Listing Rules),
reported on page 46. ii. our annval disclosure is contained
in the pages above, please see our
Sustainability Accounts 2022 for

more detailed data disclosures and

our website for the sustainability
policies referenced,
wa believe that the detail of these

climate related financial disclosures is
conveyed in a decision-useful format
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STREAMLINED ENERGY AND CARBON REPORTING (SECR)

The British Land Company PLC 00421920

Greenhouse gas reporting

2022 in review

Context

RE100 and procuring renewabls energy

Covid-19 has significantly affected our portiolio energy and carbon
performance, with 37% and 28% reductions in carbon and energy
intensity versus our 2019 baseline 10lfices). These reductions
primarily reflect the impact of the pandemic and related
government restrictions,though we have delivered initiatives

over khe last year, notably at Exchange House Ipage 411,

British Land has been a signatary io RE100 since 2016, which
commiis us to procuring 100% reriewable power.

This year, 90% of landlord procured energy was from renewable
sources. While cur proportion of renewable gas rose to 85% this
year, renewable power dropped to 93%. This reduced from last
year primarily due 10 the impact of onbozrding new assets where
it may take time to transfer these assels onto a renewable tariff.

Funding the low-carbon transition

Operational perlgrmance

Qur innovative internat carbon-ievy, applied to the embedied carbon
of our commitied developments. and our £5m annual fleat continue

to generate funding for our transition to net zero [currently £15.6ml.

This year the transition vehicle funded a chiiler replacement at the
London oifice Broadwalk House. The new chiller is expecied ta be
twice as elficient and offer wnpraved control capabilities compared
to the previcus one. The vehicle has forward funded ihis project,
which wilt be repaid through the service charge. To date. the
Transition Vehicle has approved funding for three energy efficiency
projects expected to save 1.2m kWh and £0.2m annually. Follawing
our recent programme of net zero and energy efficiency audits, we
expect to aceelerate project funding from 2022/23 as we implement
the recarmmendations of these audits.

British Land continues te operate its energy management o —
system, which includes formal 150 50001 accreditation al
carmmercial offices.

Over the past two years, we completed detailed net zero audits

al 29 assets including the creation of CRREM pathways for each
asset. Additionally, we conducted energy efficiency reviews at
more than 10 additional assets,

Through our development pipeline, we are designing a path
to best practice operational efficisney, with cur 1 Broadgate
development on track lo reduce energy intensity te one-sixth
of the pravious building's.

Absalute emissicns Scope 1and 2:

Greenhouse gas emissions — intensity

Location-based mathodotogy

Market-based methodology
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Year ended 3t March 2022 021 2020
CHices 1C0;e per sgm 0.071 0.067 0.087
Shopping centres® tCCze per common

parts sqm 0.030 0.021 0.031
Retail parks*® \CO,e per car

park space 0.029 0.032 0.040

Shopping villages
Retait, high street

Total partfolio
intensity

tCQ,e per gross
rental incame (£m)

To be reported in future years
To be reparted in future years ~

37.16

34.03

38.05

* Common parts only.
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Scope 1 and 2 emissions and associated energy use

Tonnes COze MwWh

Year ending 31 March 2022 2621 2000 202 2021 2020
Scope 1 |fuel combustion): 6,209 6,252 6,327 34,582 33,759 305
Scope 1 [refrigerant loss): ) 744 411 418 - - -
Scaope 2 [purchased electricity): Location-based 12,685 12435 15,373 60,311 55778 42,950

Market-based 1,423 B39 469 ~ - -
Total Scope 1 and 2 emissions and associated energyuse  Location-based 19,638 19098 22,318 94,893 89537 93.665

Markei-hased 2,961 2.121 7.615 ~ - -
Proportion of Scope 1 and 2 emissions assured by anindependent thirdparty  100%  100%  100% 100%  100%  100%
Proportion that is UK-based 100% 100% 100% 100% 100% 100%
Scope 3 emissions

Tonnes Clze

Year ending 31 March 2022 2021 200
Purchased goods and services ! 15,762 15,834 nr
Capital grods 20,545 28,180 17.505
Fuel and energy related activities [upstream) 5,854 4184 4,873
Waste generated in gperations 243 126 35
Businesstravel o= - - w.. o L. a 14 200
Emplayee commuting 248 418 104
Downstream leased assets : Locatien-based 113,691 81,369 138,142
Propertion of Scope 3 emissions assured by a third party 100% 100% 100%
Total Scope 1-3 emissions Location-based 176,053 149,212 183513

Accounting treatment of biogas

To reflect our pracurement of renewable gas. we report a Scape 1 |market-based) figure to reflect the lifecycle benafits of biogas.

In this market-based calculatien, we use the UK Governmenl's biogas factor which inctudes CHs and N;0 emissions but zero-rates COz
emissions due to CO, absarption that occurs during the growth of biagas feedstock. However, as noted below, bioenergy feedstocks do
produce CO; emissions during combuslion, so the "‘combustion emissions’ are provided below for full transparency.

UK facior 2022 taral
Bicgas tg CO:e per kwh| {lannes CO2e)
Net emissions lexcl CO,) 0.00022 7
Combustion emissions lincl COZ 0.19902 6,499

Our methodology

- We have reported on all emission sources required under the Cempanies Act 2006 |Strategic Report and Directers’ Reporis)
Regulations 2013 and the Companies {Directors’ Report) and Limited Liability Partnerships [Energy and Carbon Report] Regulations
2018 |'the 2018 Regulations'l. These sources fall within eur conselidated financial staiements and relate 1o head office activities and
controlled emissions from our managed portfolio. Scope ¥ and 2 emissions cover 4% of our multi-let managed portfolio by value,

We have used purchased energy consumption data, the GHG Pratocot Carporate Accounting and Reporting Standard {revised edition]
and emission faciors from the UK Government's GHG Conversion Factors for Company Reporting 2021.

- Grissions and esumations: Fer landlord procured uidities, where asset energy and water data was partially unavailable, we used data
from adjacent periods lo estimate data for missing periods. ln 2021/22, this accounts for 5.6% of total reported enargy consumption
and 6.8% cf wotal reported water consumption, For the calculation of Scope 3 value chain emissions, please see the full methodology
in the reporting criteria of our Sustainability Accounts 2022.

- Gross Rental Income |GRI| from the managed partfelic comprises Group GRI of £345m 12021: £382m), plus 100% of the GRI generated
by joint ventures and funds of £316m [2021: £299m), less GRI generated assets oulside the managed portfalio of £S0m [2021: £117m].

- For{ull Scope 3 greenhouse gas reporling, see the British Land Sustainability Accounts 2022 at britishland com/sustainability-reporting
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NON-FINANCIAL REPORTING DISCLOSURE

Non-financial reporting disclosure
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Mon-financiat area/Description Risk
of business model araas' Policies Purpose and scape Cperation and eutcame
Financiat Crime 1 Anti-Bribery and  — Details the expected conduct of all These robust policies around financial erime
Campliance Corrupiion British Land staff with respect to compliance reflect our zero-tolerance approach to
We operate a 2¢ro- Pelicy relationships with syppliers, agents, such actwvity bath in and around the business; they have
tolerance approach to public olhicials and charitatle and been drafted to provide for education and moritoring
bribery. carruption and political arganisations in addition lo deterrence and prevention. The policies
fraud. More information ~ Outlines staff responsibilities regarding are accessible b_y ali employees wia the intranet and
is available in the Audil the reporting of any breaches and mandatory lraim_ng is req_uired far all staflin relation
Commitlee report deiails consequences of breaches to them. Qur whistleblowing service can be accessed
on pages 120-124. for stalf and the Group as a whole by all employees shauld they prefer to raise a concerm
~ Provides for siaff training and anenymously mstead of with their Line manager. This is
communication around the policy an mdependen_l_and cnnhden_llal |elephong service and
as well as monitoring and review web portal &msh Land carries out dye diligence on
by management counterparties to comply wilh legislation on maney
- — laundering and ta enable it to consider how a
Anti-Fraud ~ Provides for fraud prevention training transaciion with the countergarty may reflect
Poticy far all British Land stafl and requires on British Land's reputation.

staif participation in any fraud risk
assessments undertaken by the
Group where retevant
Outlines-protacol for the reporting
of suspecled fraud wilh reference ta
the Group’'s Whistleblowing Palicy

Whistleblawing

Pravides contact details for the Group's

The Genera! Counsel and Company Secretary has overal(
respansibility for all four policies. These palicies are
regularly reviewed anif appraved by the Audit Commiltee
and 8y maners raised under these polities are subjeci 1o
exignsive invesiigation by the Company. Regular updates
are provided to the Audic Commiuee regarding fravd and

whistleblovaing maiters

Policy third-party whistiehlowing service
- Duliines the types of concerns
that ¢an be reperted to the
whistleblowing service
- Details safeguarding measures in place
for stalf and outlines haw the Groug will
respond in cases ol whistleblowing
Anti-Money ~ Lisls ‘red Nags’ dalailing ihe kind of
Laundering Suspicious activity thal may indicale
Policy an attemp ta launder money
- Detaits ronitoring and review '
procedures under the policy
Environmental 4,68 Sustainability - Provides for sustainable decisions to Our Sustainability Policy and Brief were
Matters Palicy be our “business as usual” appreach comprehensively ypdated in 2020, Qur overall
Our long term - Qutlnes our 2030 Sustainabitity commitment is to take decisions which are
commitment lo Strategy our goal of making our whole eavironmentally and socially intetligent and make
sustainabmlity and pertiolic net zero carbon as well as sound financial sense. Qur énternal carbon levy of
MINKMising aur growing social valye and wellbeing in €40 per tanne of embodied carban in developments 1s
enviranmental the communities in which we operate r?viewed annually {o ensure that envirpnmenlal impact
impact is ane of British — - — of pur pmenis is costed into their budgets. We
Lagd‘s key differentiatars gn:iset'alnahlllry - ;:':i’::;;“h our 2030 Sustawnability participate in key ESG indices to demonslrals: our

As occupiers facus on
minimising their carbon
fgatprint, gur ability to
daliver more sustainable
space is a key advantage.
See pages 22-23 and
pages 38-39.

Gives elfect 1o our Sustainabiiity Palicy
Sets aut gur sustainability ambitions and
the KPls and standards required 1o
achieve them

progress and we publish sncial and envirsamental

perfermance data annvally,

Our Head of Deveiopments and Head of Broadgate have
overall responsibility for aur Sustainability Briel, and our
Chiel Operaiing Officer hes overafl responsibility lor our

Suslainability Palicy.
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Non-financial area/Descripion  Risk

aof business model areas' Policies Purpose and scope Operation and suteorme
Social Matters 4,89  Suslainability  See above Acommitment to good sacial practices has leng been
Brilish Land has long Palicy high en our agenda, and we place great impartance
recogrflsed that 5 Sustainability | See above an the way we wc_lrk with communities, suPpl1er§and
commitment ta gaod Briel pariners. We believe that cammunication is keylr} X
social practices is essential ensuring we meel our social obligations, and by listening
to the way we operate; as Local Charter - Ouilines live key focus areas where we are ta the needs and concerns of our staff and communities
occupiers increasingly active in local communities: connection we are better able 1o provide an environment that is sale.
consider the contribution with local communities; supporling inclusive and welcorning. The impact of Covid-19 has
they make 1o sctiety, our educaltional initiatives for kocal people; increased our focus on supporling mental wellbeing
abilily to support them is an supporiing local training ang jobs; which is effected through reqular outreach and
advantage. 5ee page 42-45. - supporting local businesses; and engagemant with communities, occupiers and statf,
i 2% T e m—a contributing io locat people’s Cur Chief Operating Gfficer has overall responsibitity for
wellbeing and enjoyment our Local Charter: our Head of Procurement has overall
Suppher Cade - Qullines standards required of our responsibility for our Supplier Code ol Conduct; and our
of Conduct suppliers in 3 number of areas, inciuding Head of Develapments has overall respansibility for our
but nat limited to: health and safety; Health and Safely Policy. ANl health and safety reports are
waorking haurs; responsible sourcing; proviged lo the Risk Committee, These executives report
community engagement; and 1o the CSR Committee for their 2rea of responsibility.
environmental impact
- Details dur zera tolerance approach to:
child labeur: lorced labour; discrimination;
and bribery, fraud and corruption
- Provides for monitoring, corrective
action and reparting under the policy.
Work practice audits are.carried out an - .-
our-high risk suppliers
Health and — Detaits how British Land will meet the
Safety Policy requirements of the Health and Salety
at Wark Ael 1974
- Provides for necessary training
around display screen equipment
and manual handling
= Oullines how health and safety matters are
managed for stafl, calleagues, service
providers and others alfecied by the
Company's undertakings
Employees ¢ Employee ~ Sets out minimurm standards required of British Land remains deeply committed to creating
British Land requires our Code of all employees in alt their dealings in and an enviranment of fairness, inclusion and respect. Qur
employees 1o act in ways Conduct on behalf of the Group corporate values underpin gur commitmem to equality,
that promote fairness, - Gives effact to our core values of Bring diversity and integrity We recognise Lhat our workforce
inctusion and respect Your Whole Self, Build for the Fulure, needs to reflect the communities we serve in order to
in their dealings with - Listen and Understand and Be create spaces that are welcoming lo all, and cur working
colleagues, customers, Simarter Together pracuces and ermptayment policies reflect the impoartance
suppliers and - Comprises  number of separate aof secial harmany in everything we dn., This_year we
business partners, poticies. including but not limited to: updated our mandaltory diversity and inclusion training

our Equal Opportunities Palicy: our for all staff and have provided sessions on anti-racism

Disabled Workers Palicy; cur Gender and allyship as well as supporting our inclusive netwarks

Identity and Transgender Policy; and in their activities celebrating diversity - including

our Bereavement, Compassianate Pride Menth, Black Histary Manth, Earth Day. National

and Emergency Leave Policy Single Parent Day and Internationat Women's Day. Our
employment policies are made available to cotlezgues
an the intranel and are reviewed annually.

The General Counsel and Company Secretary has overall
responsibiity for our amployment poticies.

Human Rights 911 Supplier Code  See above British Land operates a zero tolerance approach to human
8ritish Land recognises the of Conduct rights infringements by any of our suppliers, accupiers or
impostance of fespecting pariners. We carry out due diligence on ali parties thai we

h it Slavery and - Indicates higher risk areas including the work with and ; liers 1o dermanstrate the
buman "a s;and has Human precurement of specific materials and fair e oo andrequire :"r supp 'f.rs 0”:5 mc' :r'ahe[

cen a signalory lo lh'e Trafficking treatment of waorkers on construction sites safe commitment ta the prevention of human rights
UN Glokal Compact since Stalement - abuses in their cperations. Our Slavery and Human

Quilines strategy tor reduction of risk in
our supply chains wilh regard to social,
management of sacial, ervironmental and ethical issges.
ethical and envirgnmental QOur anti-modern sl_avery raining is
i55ues aCrass our supply mandatory for atl directly employed staff
chain. For furthar

wnlormation about gur

activities in this area, see

our Sustainsbility Accounts.

2005. We are commikied
1o the responsible

Tralfficking Statement can be found on our websile and
is reviewed and updated annually Lbritishland com/
modern-slavery-act)

1. Linkages 1o our Principal risks ¢an be found on pages 88-95.
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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 economy, pulting pressure on prices
towards the end of the year. Inflation has
risen faster than expected, up 7% in March
2022 compared to up 6.2% the previous
month and in respense, inierest rates have
been increased. Consumer confidence has
weakehétd Sincethie sffirmer with toncerns
around rising prices and the prespect of a
real incarne squeeze weighing on sentiment
but unemployment has quickly recovered

to pre pandemic levels at under 4 %. Most
forecasters are still expecting growth for
tha 2022 catendar year but with risks to

the downside if the econemic impact of the
war in Ukraine worsens. Given this broader
macro context and with investors concerned
about the impact of rising inflation and
interest rates. they are rotating out of bonds
and increasing their allocation ta direct real
estate, focused on subsectors with pricing
power and affordable rents.

London office market

The irvestment market has returned

to strong velurmes with confidence
strengthaning as the economy recovers
fram the pandemic and emplayees returned
to ihe office. The period under review saw
mare than £17bn of investment activity
across the City and the West End with
pricing strang reflecting pent up investor
demand and a lack of available stack, Prime
yields currently average 3.5% for the Wes:
End, stable aver the year and 3.79% for

the City, an inwards shift of 25bps.

In the Central London occupational

market, take up remains below its long
terrn average. but is reccvering well
fallowing very low levels tast year. Take

up for the period was 9.5m sq It fer Central
London, mere than double the 12 months to
March 2021. Technology. Banking & Finance
and Professional Services [most notably
legal] were the largest sources of take up.
Demand is clearly gravilating towards

the very best space, with an emphasis on
sustainzbility, wellness, shared and flexible
space and excellent transpart conneclions.
This part of the market is achieving
premium prices and vacancy is estimated
at under 4% compared te ¢.8% for the whole
market. In the context of a more uncertain
macro environment with etevated input
prices, it is becoming apparent that more
projects are heing delayed and as a resudt,
the supply pipeline is tight, with speculative
devetopments committed and under
construction (Lo 2026) representing 1.8
years average take up. Reflecling the
strong preference for new and high quality
refurbished space, 32% of development
under censlruction is currently pre-let.

Retail market

Investment activity continues to be
dominated by retail parks, which have seen
volumes of £4.5bn in the period, compared
te £1.7bn in the 12 months to March 2021.
Confidence in the sector is strong, refleciing
lowar accupancy casts for retailers and

the important role retail parks can playin
online fulfitrent. In particular, the market
has focused on assets which are smalt-
to-medium in lot size and offer secure,
suslainable income streams. As a result,
average market yields have moved in
200bps over the year to §%. The investment
market for shopping centres is slowly
impraving as investors begin Lo see

value despiie continuing weakness in the
occupational rmarket, £1.2bn transacted

in the period compared to £430m last year
and yields shifted out 25bps to 7.75%.

The British Land Company PLC 00621%20

After a challenging few years reflecling

the structural shift to online and impact

of Covid-19 there were signs of a pick up

in activity in retail occcupational markets.
Activily has been skewed lowards relail
parks which are more affordable and where
footfall and sales are near pre-pandemic
levels, and in sore cases ahead. Mowever,
as we move into a more inflaticnary
environment, consumers wilt be more
focused on value and occupiers will need
to miligale the impact of higher input costs.
This will tocus attention on the afferdability
of retail space which plays to the retail
park propositicn.

Logistics market

In logistics, investment volumes remained
vary high at £18.9bn over the pericd, the
strongest ever year of investment activity.
Strong occupier demand, underpinnad by
siructural trends in e-commarce has led
1o attractive rental growth which continues
ta appeat to long income investors, In the
occupationat market, take up in London
and the South East was ¢.8m sq ft and in
London, demand is particularly broad
reflecting the emergence of "guick
commerce” and “dark kitchens”, although
take upis limited by available stock with
vacancy low at around +.5%. In these
cases, central locations are critical to

the occupiers” business medels and

are commanding a rental premium as a
result. Forecast rental growth in London
15 expecled to average over 5% p.a. over
the next five years.
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PERFORMANCE REVIEW continued

Business
Review

Portfolio 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

On a propertionaliy consolidated basis including the
Group's share of joint ventures

. Where cccupiers have entered CVA or
adrministratian bl are stitl liable for rates, these
sre treated as occupied. If units in admunistratian
are treated as vacanl, then the occupancy rate
waould reduce fram 94 5% to 95.6%.

Portfolio performance

The British Land Campany PLC 00621520

Valuatian Total property
Yaluation movemenl  ERV movemenl Yield shift rewrn
At 31 March 2022 £m % % bps %
Campuses 6.967 5.4 KV (11 8.5
Central London 6,460 ib 0.1 i 7.7
Canada Water &
other Campuses 430 12.9 b.4 +1 17.0
Retail & Fulfilment 3,500 9.9 12.8] 197] 19.1
Retait Parks 2014 20.7 201 (taf] 3te
Shopping Centres 800 [6.1] 521 +3 1.4
Urban Logistics N9 0.0 6.3 175) 8.3
Tatal 10,467 6.8 1.2} {42) 1.7

See supplementary tables for detailed breakdown.

The value of the porifolio was up 6.8%
drivan by an exceptionally strong year
for Retail Parks and a goad performance
across our Campuses.

Reta)l Parks delivered a valuation uplift

of 20.7% driven by yield compression of
151bps reflecting 2 strong investmenl
market and improving occupational
market given their relative affordability
and comastibility with online retail. This
fully offsel an ERY decline of 2.0% which
was weighted lowards the first half.
Shepping Centres also saw some mild yield
camgpression in the second half, reversing
the previous trend and there are signs that
rents are stabilising with the rate of ERV
decline moderating in the second hall;
overall shepping centres were down 6.1%
in value, Urban Logistics was [Lat on the
year with strong yield contraction and
ERV growth of 6.3% offsetting purchasers’
cosls which drove a negalive movement
in the first hall; exctuding the impact

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

our West End and City portlulics delivering
uplitis of 4.5% and 4.7% respectively. These
performances were driven by our leasing
activity, in particular the Meta letting

at Regent's Place and progress-on our
 Broadgate development which is now
fully let or under oplion on the office space.
Both portfolios benefitied from some mild
yield compression with investment markets
strengihening post pandemic. Campus
developments were up E20im, (+11.7%]
including a very strong perfermance at
Canada Water of 18.3% reflecting the new
joint venture agreed with AustralianSuper
and progress on Phase 1.

Campus offices outperformed the MSCI
benchmark for All Offices and Central
London Offices by 190 bps and 100 bps
respectively on 3 total returns basis.
Retail outperformed the MSCI ALl Retail
benchmark on a total returns basis by
510 bps due to our weighting towards
retail parks. Reflecting the continued
strength of industriats, our portfolio
overall underperfarmed the MSCI AlL
Property total return index by 790 bps
over the year.



Capital activity
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Relail &

Campuses Fulfilment Total
From 1 Aprit 2021 Em £m Em
Purchases 162 445 Y
Sales! §1.063) M7 (1.1801
Oevelopment Spend 205 3 208
Capital Spend 28 10 38
Net Investment 1728] 541 1187)
Gross Capital Activity 1,398 775 2,173

0n a proportisnally consolidated basis ingluding the Gioup's share ul juint ventures.

1. Includes 73% sale of majority of assets in Paddington Centrat for E694m which exchanged post year end and St Anne’s [Esm) which exchanged prior to 1 April 2021,

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

The scale of our actiwity reflects our strategic
priority ta mare actively recycie capisat and
this has been achieved with £1,180m of
sales and £747m invesied into acquisitions
in retail parks, urban logistics apportunities
and assels aligned te innovation and growth
outside of London: - -

The most significant transaction, which
exchanged post year end in April 2022, was
the sale of a 75% interest in the majarity of
our assels at Paddington Ceniral 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 complete within two months,
estatlishes a new venture, with ownership
split 75:25 for GIC and British Land
respectively and the partners having joint
conirol. The 5 Kingdom Street development
site and the Novotel at 3 Kingdom Street
currently sit outside the structure bt GIC
have options over both assets. AL § Kingdom
Street, their oplion fwhich is over a 4 month
peried] enables them to acquire 50% of

the development, creating a second joint
venture and for 3 Kingdom Street, their
option enables them to acquire the asset

at prevailing market value, via the firsi joint
venture within five years. We will continue o
act as development and asset manager for
the campus, earning fees. During the year,
we also sold 3 50% share in the Canada
Water Masterplan for £290m to
AustralianSuper, representing a 12%
premium to the 30 September 2021 book
value after taking into account capital
expenditure. Again, this transaction
provides the opportunity to leverage our
operational platform as we will act as the

assel manager and development manager
for the scheme for which we will 2arn
fees. Other disposals included £79m of
residential sales. ol which Wardrobe Court
accounted for £70m, overall 6% ahead of
book value and £117m of retail sales of
which the Virgin Active at Chiswick was
£54m, overall 9% ahead of book value.

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

to deliver a multi-storey urban logistics
hub for Central and West Londan. The
warghouses, which sit within the M25, close
io the M1 and outside the North Circular,
are ideally located fer vehicles coming inio
London and subsequently out for delivery.
We are working on feasibility options for the
site and expeci to achieve vacant possession
in 2027. In the meantime, we are working
towards outline planning consent and
managing the asset which offers
cansiderable reversienary potential.

We also acquired a development site on
Verney Road in Southwark far £31m. This
comprises low rise industrial buildings over
two acres and is located on the Old Kent
Road IA2! providing excellent access to
Central London as well as the M25. The site
offers immediate redevelopment potential
for a multi-storey urban logistics schemes,
subject to planning. This follows
acquisitions in the first half, including
Heritage House in Enfield, an existing
warehouse we plan to intensify through
redevelopment as well as Thurrack
Shopping Park and Finsbury Square Car
Park where we have an opporiunity to
repurpose the existing sites nto urban

logistics hubs. Dur latest acquisitions bring
the gross develepment value of our urban
logistics pipeline ta £1.3bn with an average
IRR from acquisition of 15%, which is at
the tog end of our target range of 10-15%.

We atso acquired further assets targeting
the vatue opportunity in Reiail Parks
totalling £350m lincluding Thurrock
Shopping Park which has logistics
potentiall. This includes the remaining
uniks in HUT, acquired for €148m and three
shopping parks in Farnboreugh, Reading
and Enfield {adjacent to our Heritage House
warehousel, These represent oppartunities
where we expect to deliver attractive
financiai returns utilising our asset
management expertise which has

played out well this year.

In Campuses, we acquired £102m of assets
aligned to innovation seclers including The
Peterhouse Technology Park in Cambridge
for £75m representing a NIY of 4.15%.

This B.25 acre site just outside the centre
of Cambridge cemprises four buildings
covering 140,000 sg ft and is fully let to
technology business ARM for its global
headquarters. The buildings are held on 2
long leasehold with significant reversionary
potential and benelit from their location

in an emerging part of south Cambridge,
close to the Cambridge Biomedical
Campus. We also acquired The Priestley
Centre in Guildford on Surrey Research
Park for £12m and adjacent Waterside
House for £15m giving us a combined
footprintin Guildford of over 11 acres.

This provides an apportuniiy to deploy

aur Campus propesition and development
skills to detiver high quality space fer the
innovative industries in this affluent town.
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PERFCRMANCE REVIEW continyed

Sustainability

We have maintainad our firm focus on
delivering our 2030 sustainability ambitiens.
This year we were delighted to retain our
GRESB 5 star rating as well as our AAA
rating from MSCI and A- from CDP. 100
Liverpoof Streel, aur first net zerg carbon
developmant, has continued to pick up
industry accolades for its sustainability
credentials including Green Building Project
of the year in the BusinessGreen Leaders
awards, Projecl of the Year at the Building
Awards and most recently & Civic

Trust Award.

Net Zero

We are delivering against the commitments
we sel out in our Pathway to Net Zero, our
readmap ta achieving a net zerce carbon
partfolia by 2030 We caonduct whole

lite carbon zssessments on all our
developments and refurbishments and we
are currently forecashing that embodied
carbon on our affices development pipeline
will be §32kg CO; per sqm including
completed developments. This compares
well1a our 2030 tzrgel of 500kg COze per
sam from a baseline of 1000kg COye per
sqm, which was the industry benchmark at
the launch of our strategy. We completed
our second net zero carbon development at
1 Tritan Square which achieved a BREEAM
Dutstanding rating. Like 100 Liverpool
Streei, we were able (0 re-use most of

the supersiructure, keeping the embodied
carbon on completed developments low

3l 408%g CO; per sqm. Residual embodied
carbon at 1 Triton Square was fully offset
through certihed, nature-based solutions -
3 teak afforestation projectin Mexico and

a carnmunity 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 an retail and a minimum
of Home Quality Mark 3~ for residential.
Canada Water is a ground-up redevelepment,
s0 our ability to re-use existing materials is
lirnited and our focus is on using the more
sustainable materials and pracesses.

Our use of Earth Friendly Concrete in the
permanent piling works was a UK induslry
first and saved 240 tonnes of carbon
emissions. Other low carbon initiatives
include the use of cross laminated timber,
high recycled content in cancrete, electric
arc furnace steel and recycled raised
access floors. As a result, embodied carbon
for the offices space at Al and AZ at Canada
Water is expected to be 682 kg CO; per sgm
ang 464 kq COz per sqem respectively, in line
with our glidepath to 2030

W2 argalse on site at 1 Broadgate, which
is expected to be in line with our 2030 office
targets far operational efficiency of 95kWhe
per sgm on a whole building basis and is on
track for a NABERS 5 star rating. Embodied
carbon on this building s abeve our 2033
target at 70T kg CO; per sqm, but we
continue to make improvements throughaut
the design and delivery process. Al Norten
Folgate, which will be all electric, we are
3dding raof top salar panels and like

t Broadgate, it will be fully smart enabled
to aptimise perfarmance in operation,
delivering an estimated enecgy intensity
which is in tine with the trajectory (o

our 2030 energy performance targets.
Embedied carbon on this buitding is also
low at 434kg COze per sqm, rellecting

our ability to reuse the existing materials.
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MEES Legislation and EPCs

In offices, we are already fully compliant
with 2023 MEES legislation which stipulates
& minimum EPC rating of £ and 46% ot

aur offices space is currently rated A ar B
Iby ERVI. For the whole portfolio, 36% is
currentty A or B rated, significanlly above
the level of 29% in September reflacting

a number of recertifications which have
captured improvements delivered in recent
years. 70% of the poriéolio is now A-C rated.
To meet our 2030 objectives and camply
with expected MEES lagislation requiring
our whole portfolic 1o be a minimum EPC B
by 2030, we appointed external consultants
to conduct net zero audits identifying
opportunities Lo improve energy elficiency
and raise tha EPC rating. These audits,
which covered 29 of our major assets have
now completed. We expect that the totat
cost for retrofitting the porifolio 1o be in the
region of £100m. which covers the standing

. portfolic and excludes major developments

and refurbishrents where energy efficient
fixtures and fittings are already incarporated
within our develppment briefs. This
investment will be focused on energy
efficient interventions which typically have
an attractive payback and in the current
erwironment, with energy prices escalating.
represent a compelling investment for
vccupiers and we are already engaged in
productive conversations with accupiers
across the portiolia. Overall, we expect that
two thirds of the cost will be funded through
the service charge or by custamers direcily.
While we are making good progress, we are
primarily focused on impraving energy
efficiency and reducing carbon intensity
which is how we will deliver an our 2030
targets of a 25% improvernent in whole
building energy efficiency and a 75%
reduction in operational carbon intensity.
both against a 2019 baseline.



To fund any outstanding coslts relating to
these interventions, we have established
our “Transitien Vehicle” comprising ring
fenced funds financed by our internal levy
of £60 per tonne of embodied carbon in
develoepments supplemented by an internal
float of £5m. Total funding to date within
the Transition Vehicle is £15.6m.

Place Based appreach

Our Place Based approach means
understanding the mesl important issues
and oppertunities in the communities
around our places and focusing our efforts
callaboratively 1o deliver the biggest impact.
Building on the research we commissioned
last year into the social and sconomic
situation around cur assets, this year

we identified initiatives which target key
local issues at each of our places. At our
Campuses, one of the mosl effective ways of
doing this is through our Cammunity Funds
- a forum for connecling our customers
and local communities and supporting
organisations wha do vital work locally.
Following the success of the Regent’s Place
Communily Fund, this year we launched
funds at Broadgate and Paddington Central
with 15 of our occupiers pledging £150,060.

One af our key initiatives this year was

the launch of the New Diorama Theatre at
Broadgate, helping te bring pecple together
post Covid and supporting the revival of this
part of the City. NDT Broadgate is one of the
biggest free rehearsal and artist support
spaces in the UK. The 20,000 sq ht space

i5 provided completely free of charge for
independent and freelance artists to use
ang is ene of the highest profile artist
supporl projecis in recent years, We

also annoynced a partnership wath The
National Theatre ta bring creative events
and experiences to our Campuses. This
involves monthly workshops led by creative
experts focusing on theatrical skills and
exploring how these can be applied to
enhance the working day.

This year. Bright Lights, our skills and
ernployment programme reached over
130 paople through virtual employment
training and ene-lo-cne suppori at two

of our Campuses and six retail sites.

Cver 60% of candidates have already
gained employment in a range of sectors.
Programmaes we piloted this year and
olan to expand include ADcademy with the
Brixion Finishing School. Over 110 young
people local to our London Campuses and
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Ealing Broadway look partin these online
workshops designed to develop skills in

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

We continued to support the work of the
National Literacy Trusl, encouraging 7.800
young people te read and bringing the total
number of chilgren we have reached almost
56,000 since the launch of our partnership
in 2011, To suppori local businasses, we
provided affardable space across five of our
priorily assets, which included places such
as “Thrive” in Canada Waler, a community
business hub providing workspace and
meeting rooms te help local start ups.

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

Reflecting our continued focus on diversity,
we were pleased to become the first real
estate organisation to achieve the Disabitity
Smart Standard, which is awarded by the
Business Disability Forum to arganisations
wha can demonstrate 3 culture of inclusion
for all abilities.
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PERFORMANCE REVIEW continued

Campuses

Partfolio valuation [BL share)

£6,967m

Occupancy

96.7%

Weighted average lease length to
first break

7.0 yrs

Total property return

8.5%

Lettings/renewals {sq ft} over 1 year

1,243,000

Dn 3 propactionally cansolidated basis including ihe
Group's share of joint ventures.

Campus operational and

financial highlights

« Campusvalue of £7 0bn, up 5.4% driven
by teasing activity and development
perfarmance. Similar performance
from Cily and Wes! End assels, up
4.7% and 4.5% respectively

- Strong performance from Canada
Water up 18.3% reflecling the jeint
venture with AustralianSuper and
progress on Phase 1

- 11 bps yield contraction, weighted
towards the City

- Woaighted average lease lenglh extended
to 7.0 years reflecting the completion of
1 Triton Square and our leasing activity

- ERV growth flat. Adjusting for changing
valualion treatment underlying ERY
growth on our offices space was 1.5%

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

- Strong rebound in {easing aclivity with
1.2m sq ft deals {greater than one year}
driven by development tettings

- Total letlings and renewals at 1.7m sq ft,

inctuding 187,000 sq ft Starey lellings

- Under offer on a further 318,000 sq f,
tncluding a minimuem af 103,000 sq ft
at Norton Falgate

- Investment lethings and renewals over
one year, 5.4% ahead of ERV

- 555000 sq ft rent reviews agreed 4. 7%
ahead of passing rent adding £1.6m
torenis

- Dccupancy improved to 56.7%

- Rent coilection 100% for FY22

Campus operational review
Campuses comprises our three London
Campuses [Broadgate, Regent’s Place and
Paddington Centrall, as well as Canada
Water, our recenily acquired asseis in
Cambridge and Surrey Research Park.
standalene offices and residential.

Our London Campuses are located in some
of Lendon’s most exciting neighbourhoods
and benefit from excellent transport
connections with two of our Campuses
directly on the new Elizabeth line which
epens this menth. Through our platform,
we deliver bestin class space which meets
the highest standards of sustainability

and wellbeing, pravides a wide range af
amenities and an engaging public realm,
Cur skill set across investment, leasing,
asset managemant. property management
and development is transkerable to new
locations with occupiers locusing on space
which best supports their business ang
people. these advantages position us well
to attract 3 wide range of innovative,
growing businesses o our spaces.
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We benefit from a diverse portfolio of high
guality occupiers focused on technology,
financial, corporate and media seclors.
Occupancy is %6 6%, improving 270bps
since March 2021 and we have collected
alt our rent for the year.

Broadgate

Total leasing activity cavered 751,000 sq

ft in the year, of which 680,000 sq ft were
long term deals. We successfully let |or
placed under option] all the office space at
1 Broadgate four years ahead of completion
with Alten & Overy and JLL taking a
minimum of 254,000 sq ft and 134,000 sq
ftrespectivety. The strong sustainability
credentials of this building were a key
attraction and in their gress release,

A&O commented that the building “will
conisibule lo an 80% reduction” in their
annual Landon office carbon ermissians.
We also campleted the office letting at 100
Liverpool Sireel, with Hudson River Trading
taking 20,300 sq ft on level ken. Newty N
refurbished space is teiting well with Braze,
a customer engagement platform, taking
49,900 sq ft a1 Exchange House and Maven
Securities, a proprietary trading firm taking
38,000 sq ft =t 155 Bishopsgate. Gther
lettings include legal firm Jenner & Block
at 10 Exchange Square (13,000 sq ht] and
financial services platform Symphony at
135 Bishopsgate |7.200 sq ft).

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

of Revolve at 100 Liverpool Street. an
innovalive concept with guest chels

and Shire, 3 sushi restaurant, building
Broadgate's reputaticn as a top culinary
destination. We have also let space at

155 Bishopsgate to Neat Burger [a plant
based burger restaurant backed by Lewis
Hamilton), Nest {a bar and restaurant run
by Urban Pubs and Barsi, Black Sheep
coffee and Hawaiian poké restaurant
Honi Poké.

We continue to invest in our buildings

and are on site wilh asset management
initiatives including the refurbishment

of 153 Bishopsgate (our share £39ml,
Exchange House {our share £12.5m| and
10 Exchange Square four share £9mj, where
the first phase now completed. We take the
opportunity provided by lease events ta
re-invest in existing buildings, to deliver
energy ethcient inlerventions which raise
the EPC rating and refurbish the space,
ensuring that they are well positionad to
benefit as demand gravitates tawards the
best, most sustainable space. We also
completed public realm impravements

at Exchange Square, delivering 1.5 acres

of green space, including amphitheatre
style seating and outside events space
with a range of tree and plant life to
suppart biodwersity.



We refreshed our biodiversity framewark
for Braadgate, establishing our guiding
principles and identifying the key species
and habitats of relevance lo the area. As
well as the public spaces, we have living
roofs at seven locations with 12,800 sg {t
of planied space to come at | Broadgate
and 3.000 sq ft at Norton Folgate. We

alse launched an oceupier led and funded
Community Fund, replicating the successful
Regent’s Place Community Fund where we
will work together with our aeeupiers ta
identify and address key local issues.

The Campus saw a valvation gain of 5.1%
reflecting 16bps of inward yield shiflt and flat
ERVs. 100 Liverpool Street, which benefited
from inward yield shift and ihe expiry of rent
free periods, and 1 Broadgate, refiecting
significant letting activity, were the key
drivers of value. Broadgate occupaney

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 accounied for 315,000 sq ft
of the 388,000 sq ft of long term leasing
activity. Meta has expanded at Regenl's
Place and this deal is a testament to their
cammitment to the Campus where total
peeupation will be 35,000 sq ft. Dentsu
international who had previously cormmitted
io taking 1 Tritan Square will remain at 10
and 20 Tritan Street {180,008 sq ft]. Rent
reviews tatalled 231,000 sq ft overall, 8.9%
ahead of previous passing rent adding
£1.3m to rents.

Ragent’'s Place is well located to attract
innovative and growth businesses loaking
o cluster around the academic, scientific
and research institutions in London’s
Knewledge Quarter. Reflecting this we
have signed life sciences business
Babylon Health {12,000 sq ftl and
Fabricnano (7,000 sq ftl both at -
Crummond Street.
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in December 2021. we completed the first
phase of our public realm improvement
pregramme and we are underway with the
second phase. This willinclude rolling out
the biodiversity framework following the
madel established at Breadgate.

The Campus was up 6.7% in value,
benefitting from leasing activity at

1 Triton Square and 10 Triton Street,
driving yield compression of 15 bps, ERVs
were marginally down 0.7%, parily driven
by a change in valuation assumptions at
10 Triton Street which no lenger assume

& refurbishment given Dentsu International
has recommitted ta the building. Adjusiing
for changes in valuation assemptions,
underlying ERV growth on our offices

was J.0%. Occupancy is now 95.2%.

Paddington Central

Total leasing activity covered 154,000 =q fi,
of which the re-gear of the Novotel lease at
3 Kingdom Street accounted for 111,000 sq
ft. We also renewed our lease to Incipio
Group, who manage Pergola, the outdoor
dining concept at the § Kingdom Street
development site, covering 20,000 sq ft.
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PERFORMANCE REVIEW continued

The Campus saw a valuation increase

of 1.7%, benefitting from the regear of
Novotel at 3 Kingdom Street and Vertex

al & Kingdom Street, offset by decline at

3 Sheldon Square where leases are coming
to an end and we are so0n lo commence
refurbishment. ERVs saw growth of 1.7%
with yields moving in 1bp. Occupancy

is 99.6%.

Post year end we established a new joint
venture at Paddington Central. with GIC
awning 75% of the majority of assets and
British Land owning the remaining 25%.
The Navotel at 3 Kingdom Streel and the

5 Kingdom Streel development site sit
outside of the struciure although 51C have
options over both assets. We will continue
10 manage the Campus for which we will
earn fees and GIC are commitied to our
future plans. This includes a comprehensive
upgrade of 3 Sheldon Square, where we will
deliver an all etectric building, largeting a
BREEAM Excellent rating, This is eslimated_
to reduce operational energy consumption
and carbon emissions by over 40% per
annum. We are planning an exiensive
upgrade to the public realm which will
transferm the landscaping and have
commenced works at the amphitheatre
which will revitatise this central part of

the Campus.

Storey: our flexible workspace offer
Storey is an important part of our Campus
proposition, providing eccupiers with

the flexibitity 1o expand at shari notice or
to take ad hoc meeting or events space.
Itis present on alt oyr Campuses and is
aperational across 338,000 sq ft [¢.5%

of Campuses]|, Gecupancy on stabilised

Canada Water Phase 1
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Residenlial units

Sg 1 Workspace  Relail & leisure [number} Total
Al 120,000 ¢.000 184 273,000
AZ 185,000 65,000 - 250,000
Kl - - 79 62,000
Total 305,000 74,000 265 585,000

buildings lthose twe years™ post fit oul
or fully tet] has increased ta 86% as we
have seen rising cusiomer demand with
confidance improving post Cavid driving
dermand far flexible space.

Since 1 April 2021, we have agreed leases
and rengwals on 187,000 sq It of space
and our relention rate remains high.

106 Liverpool Street is fully lel wilh online
signature service Docusign 1aking 6,500
sg fi and the Levin Group, a healih tech
recruitment business going under offer
on the final unit gost year end. Levin also
have 7.000 sq ft at 1 Finsbury Avenue and
have pre-let of all the Storey spaca at

185 Bishopsgate comprising 23,000 sq ft,
2gain post period end. We are now fully
let at Orsman Road, with the Homerton
Healthcare NHS Feundation Trust signing
for 18,100 sq ft, representing half of the
space in the building

Viewings are back o pre pandemic tevels
and bookings at Storey Club, which provides
ad hoc meeting and events space at 100
Liverpool Street and &4 Kingdom Street,
have increased over the year. Rent
collection was 100% reflecting the

strength of Storey’s customer base,

with the majarity of accupiers being
UK/European headquarters, scale up
businesses or large muliinationals.

-
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Laoking forward, Storey will cease
operations acrass 27,000 sq ft al 3 Finsbury
Avenue and International House at Ealing as
we prepare those siles for redevelopment.
However, we are aclively considering
opportunities for Storey on both our
standing portfolio and new developments.

Canada Water

In March 2022, we sold 50% of ous share in
the Canada Water Masterplan, our 53 acre
redevelopment scheme in Southwark to
AustralianSuper for £290m forming a
50:50 joint veniure. Their partnership

will accelerate returns and the delivery
of the Masterplan, bringing new homes,
workspace, retail and leisure opportuniiies
and an enhanced public realm to the

lacal community.

The joint venlure is committed to
developing Phase 1 of the Masierplan
covering 585,000 sq fL and to progressing
subsequent phases of tha development,
with funding split equally between British
Land and AustralianSuper. The total
development cosk of the entire project is
£3.6bn. ILis expected to take ten years

te complete and should deliver a total
development value of £5.6bn of which the
commercial element accounts for £3.4bn
and residential the remainder British Land
is largeting development returns ol 11%
from commitment for Phase 1 and low
teens for the whole project.



We have outline planning permission for the
entire scheme and are on site with Phase 1,
which comprises a mix of workspace, retail,
leisure and residentral as set aul below.

We are targeting rents on the workspace

of over £50 psf and a capital value psf of
around £1,000 on the residential, which

are both highly affordable relative to
competing schemes.

The joint venture’s ewnership is
consolidated inta a single 500-year lease
with Southwark Council as the lessar. The
London Barough of Scuthwark have an
initial 20% interest in the scheme and the
ability to participate in the development
up ta 3 maximum of 20% with returns
pro-rated accordingly. They have elected
not to fully participate in Phase 1 but are
pre-purchasing the 79 aflordable homes
at ¥ and have part funded the 55,000 sq it
leisure centre in A2

This year, we completed the installation of a
madutar campus for TEDE-London, a global
partnership with King's College London,
Arizona State University and UNSW Sydney.
Each module uses lightweight steel frame
hoxes clad with insulalion and requires no
deep piles or concrete. At the end of its

life the building can be reused on-site,
relocated in its entirety or stripped and

the materials recycled. The 15.000 sq ft
campus opened to the first cohort of
students in September and we are working
with TEDI to detiver a permanent home for
around 1.000 students within the Canada
Waler Masterplan. We see scope to expand
this modular approach which provides a
quicker route to market for businesses
laoking to expand without the formal
commitment of a 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 2 range of
alternative uses across the Campus, uses
which align te our wider strategy to focus
the business an growing seciors, Our
permission is deliberately flexible so as
we move forward, we can take account

of changes in demand by amending aur
offices, residential and retail allocations

as appropriate.
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The valuation of the Campus was up 18.3%
in the year reflecting the joint venture
agreemen; and progress on Phase 1.

This has been a challenging year for

many of our community partners whom

we have continued to support through

the pandemic. We have strengthened our
built environment education and careers
partnership with Construction Youth Trust
by bringing in a number af our suppliers on
the Masterplan including consiructers Mace
Group, Aecom and Gardiner & Thecbold.
Many of our suppliers have also contributed
their time to building The Paper Garden,

a pioneering new community space for
young pecple. This is managed by Global
Generalion, one of our community partners
and will be the largest circular economy
build in London.
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PERFORMANCE REVIEW continued

Retail &
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%

Lettings/renewals [sq ft] over 1 year

1,523,000

On a proportionally cansolidated basis including the
Group’s share of joint ventures.

1. Where accupiers have entered CVA or
admmistration but are still Lable for rates, these
are treated as occupied. Il units in administration
are treated as vacant, \hen the occupancy rale for
Relail would reduce from 96.3% to 94.5%.

Retail operational and

financial highlights

- Retail & Fuffilment portfotio value
at £3.9bn, up 9.9%, with Retail Parks
delivering an exceptional 20.7% vplift,
maore than offsetting a decline in
Shopping Cenitres {down 6.1%]

- Yield compression o 97bps overall,
driven by Reiail Parks down 151ops
with yield expansion of 3bps for the year
in Shopging Centres, but contraction 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%.
Ineluding the impact of CVAs and
admnistrations, like-for-like income
was down 6.0%

- Like-for-like income up 6.0% an our
Retail Parks

- Strong leasing activity, with 1.5m sq ft
deals greater than one year; 2.8%
ahead of March 2021 ERV and 21%
belaw previous passing rent

- Total lettings and renewals a1 2.2m sq fi

- Strong pipeline with 679,000 sq ft under
offer. 2.2% above March 2021 ERV and
7.6% below passing rent

- Further 555,000 sq [t of rent reviews
agreed 0.2% above passing renl

~ Retail Parks occupancy 97.4% up 270bps,

reflecting streng leasing activity

- Footfall and sales 91 9% and sales 98.4%
respectively of same periad in FY20;
99.5% and 100.2% for Retail Parks

- 95% of FY22 rent collected

Retail & Fulfilment

operational review

QOperational performance

This has been a strong year for leasing
volumes, with total activity ef 2.2m sg It
Deals over one year were 2.8% ahead of
March 2021 ERY. with a particularly strong
performance from Retail Parks which were
5.9% ahead of March 2021 ERV. Total lease
renewalis covering 949,000 sq il have tended
ta autperiarm new leliings and were on
average 6.5% ahead of March 2021 ERV.
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Gverall, transactions were 21.2% below
previous passing rent as we have prioritised
occupancy to deliver mare 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 ft
ovarall 2.2% ahead of March 2021 ERV.

Relail Parks, which account for 60% of the
Relail & Fulfilment portfolio have emerged
as the preferred format for retailers. They
are well connected and affardable for
retailers meaning they play an important
role in a successiul enline retail strategy
facilitating click and collect, returns and
ship from stere. Their tower occupancy cost
also makes them attractive to a broad range
of retailers. For example, we agreed three
deals in cur Retail Parks with TK Maxx
cavering 64,800 sq ft, three with Asda
cavering 57,400 sq K, iwo with The Range
[30,000 sq ft] and two with Poundland
[25.300 sq ftl. Foottall on our Retail Parks
was in line with FY20 lwhich included twao
weeks of closure due Lo Covid} and sales
were ahead.

Shopping Centres now account for 23% of
our Retail & Fulfilment portfolic, with open
air covered schemes comprising 6% and
traditional covered centres 17%. We are
encouraged thai the rate of ERV decline has
notably decelerated for shopping centres
and that yields on aur portfolio contracied
marginally in the second half. With more
investors targeting prime shopping centres,
we believe the outlook for the best centres
is more attractive.

Following the acquisition of Merilage House,
Enfield and the Finsbury Square Car Park
and including urban logistics oppertunities
on our existing portfolio, Urban Logistics
now accounis for 9% of Retail & Fulfilment.
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Foctfall and sales recovered sirongly following the reapening of indoor hospitality on 17 May 2021 and sales are now close to
pre-pandemic levels, with the shortfall in footfall targely compensated for by an increase in basket size, as set out betow:

1 April 2021 - 31 March 2022

Benchmark
% of FY20 outperformance?
Footfall
- Porifalie 71.9% +1172bps
- Retail parks 79.5% +36%bps
Sales
- Partfalio 98.4% nfa
- Retail parks 100.2% n/a

1. Compared to the equivalent weeks in FY20 which includes two weeks of closure in March 262C.

2. Footfall benchmark: Springhoard,

With most Covid- 19 related restrictions
lifted before or during the first quarter and
only short term interruplions as a result of
the Omicron variant, most of our occupiers
have been ablte 1o operate as normal for the
majority of the period. This is reflected in
our rent collection which at $5% of rent

far the year is close to historic levels.

CVAs and administrations

There have been relatively few new CVAs

ar adrinistrations in the year with just
fifleen units impacted, of which seven were
unaffected, three saw rent reductions and
five stores closed. This resulted in £2.5min
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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Current Costto ERY

Sglt Value comglete ERV Let & underoiler

A121 March 2022 ‘aa0 €m &m £€m m

Recently completed 389 545 - 24.3 239

Committed 14682 487 448 604 212

Near term 1925 219 743 764 -
Medium term 7,746

Total pipeline (ex. Recently Compteted) 11,353 706 1,611 137.0 21.2

QOn a praportionalty consolidated basis including the Group's share of joint ventures [except area which is shown at 100%).

Portfolio

Progressing value accretive development
is one of the four key priorities for our
business and a key driver of relusns.

We target project IRRs of 10-12% and
altogether, expect our development
pipeline to deliver profits of around £2bn.
We dclivély managethe risk associated
with developmenti by pre-Lletting space
where appropriate. We have made excellent
progress this year with our pre-letting
activity securing £13.7m of future rent and
post year end, we placed a further 103,000
sq ft under offer at our Norton Folgate
development, representing anather £7 5m

Wholesale energy cost increases, shorlage
of labour, increased cost of materials,
elongated supply programmes and an
increase in construction aclivity has
resulted in upward inflation pressure. These
1ssues were beginning to reduce ai 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 globat supply
chain, removing Ukraine and Russian
goods and services frem the market. This
reduction in supply, together with the spike
in energy prices resuliing from the war,
elevated tender price inflation once again.

of rent. This brings total future rent secured  Oyr inflation forecast [based on tender price

to £45m across our recently completed
and committed pipeline of 2.1m sq ft
representing 53% aof total ERV. Excluding
build to sell residential and retail 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
portfolio gross asset value with speculative
exposure at 6.4% [which is based on ERV
and includes space under offer], within
our internal risk 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,
susiained global demand and reduced
supply which were primarily Covid-19
related. Manufacturing closures,

reduced production and shipping provision,
caombined wilh increased demand for raw
materials, such as iren ore and timber,
from China and the USA as they emerged

from the pandermsc put upwards pressure in

input costs, These price rises were initially
sheltered by contractors keen to secure
pipeline; however, the levels of workload
and magnitude of cost increases have
inevitably pushed up tender pricing.

74

inflation! has increased to around 8-10% in
2022 from our previous forecast af 4.5%, but
we gxpecl that to moderate gver the next

18 months as wages and commaodity prices
remain elevated bul do not increase at the
same rate. Qur forecast for 2023 and 2024
is around 4-5% {from 3,5%). We expect the
rate of increase to moderale and capacity
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to emerge as same development projects
in the market are deferred or cancelled.
We review inflation drivers ta ensure our
contingencies and cost plans are robust to
deal with the market fluctuations. Having
maintained momentum on our development
prograrmme threughout the pandemic,

we have been able to place conlracts ~
compelitively and 1% of costs are fixed
on cormmitted developmenis. We have
built up excellent relationships with Tier 1
contractors and throughaut our supply
chain se we are confident of placing
mutually attractive contracts for our

near term developments.

Higher land values mean that returns from
tondon developmenis are more insulated
1o cost inflation than development in cther
parts of the country and we anticipate being
able to achieve the madest increase in rents
required io ofiset any further cost inflation
above our base case.




Completed developments

We reached practical cornpletion of 1 Triton
Square 1369.000 sq ft} in May. Embedied
carbon was law st 436 kg COse per sgm and
we offset residual embodied carbon through
certified schemes making this our second
net zero carbon development. The offices
space is now fully let to Meta.

Committed developments

Our commilted pipeline now stands at 1.7m
sq ft following commitments at Canada
Water, Phase 2 at Aldgate Place and most
recently The Prigstley Centre in Guildlord.
The Priestley Centre 15 located on the
University of Surrey Research Park where
there is strong demand fram innovalion
sectors and we are on site with an 81,800 sq
ft ofiice development which will be partially
lab enabled.

At Canada Water, we are on site at the
“first three buildings covering 585,000 sq ft.
Alis a 35 storey tower, including 184 homes
and 120,000 sq fi of workspace; practical
campletion is 1argeted for Q4 2024. A2
includes 185,000 sq ft of werkspace as well
as the new leisure centre and K1 comprises
79 affordable homes. The Londan Borough
of Southwark are nol participating in Phase
1 but will take ownership of the affordable
housing on completion and have part-
funded the leisure centre in AZ. We expect
to sell the residential units in Al closer to
praclicat completion,

Phase 2 at Aldgate Place is our first build o
rent residential scheme. It comprises 159
premiurn apartments with 19,000 sq ft of
best-in-class office space and 8,000 sq it

of retail and leisure space. ILis well located,
adjacent to Aldgate East and beiween the
Crossrail stations at Liverpool Street and
Whitechapel. Works have now slarted on
site wilh completion expected in 02 2024

Woe are also an site at Norton Folgate and
1 Broadgate. At 1 Broadgate [544,000 sq fti
we are fully pre-let or under aptien on the
office space to JLL and Allen & Overy.
Norton Folgate is a 336,000 sq It scheme,
comprising 302,000 sq it of office space,
alengside retail and leisure space creating
a mixed use development in keeping with
the histeric fabric of the area. We are under
offer on @ minimum of 103,000 sq ft and
continue to have encouraging discussions
with a range of occupiers.
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Recently Completed and Committed Developments

Forecas!

BL Share 100%sqfi  PC Calendar ERV IRR

As at 31 Mareh 2022 Seclor % Q00 Year {m' %

1 Trilon Sguare Office 100 369 02 2021 243 12
Total Recentiy Completed 369 24.3

Norton Folgate Office 10¢ 336 Q42023 231 11

1 Broadgate Office 50 546 Q22025 202 12

Aldgate Place, Phase 2 Residential 100 136 @2 2024 5.0 10
Cangda Water, Plut Al? Mixed Use 50 273 4 2024 3.3

Canada Water, Plot A2 Mixed use 50 20 32026 50 .l
Canada Water, Plot K17 Residential 50 62 Q22023 -

The Priestley Centre Oilice 100 81 Q22023 28 22
Total Committed 1,682 40.4

1. Estimated headtine rental value net of rent payabte under head leases [excluding tenant incentives),
2. The Landon Borough of Seuthwark has confirmed they will not be investing in Phase 1, bul retain the
right lo parlicipate in the development of subsequent plats up to a maxirum of 20% with their relurns

pro-rated accordingly.

Near Term pipeline

Qur near term pipetine ¢overs 1.9m sq ft
and includes 2 Finsbury Avenue, where

we have planning for a 718,000 sq fi office
scheme. Embodied carbon on this building
is projecied to be marke? leading for a

high rise tower below 750kg CO; per sqm
benefiting frem the use of existing and other
recycled materials, We expect ko start on
site later this year. At § Kingdom Stres!,
we have consent for a £38.000 sq #1 office
scheme; our ownership is currently 100%
but GIC, our new joint venture partner have
an option to acquire 50%. Start on site is
expected in late 2023. At Meadowhall, we
have outline planning permission for our
404,000 sq it logislics schame which we
expect to progress later this year.

Medium Term Pipeline

The further phases at Canada Water
account for 4.5m sq ft of our 7.8m sq ft
pipeline. At Euston Tower (578,000 sq fil
we have an exciting oppariunily te deliver
a highly sustainable, substantial
redevelopment, targeting life sciences and
olber inncvation businesses leveraging ils
location in London’s Knowledge Quarter.
Wa expeci to submit planning next year.
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Urban logistics oppartunities 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 gpportunity to deliver 559,000 sq it of
logistics space towards the east of Londan
by repurpasing two-thirds of the retail
space and utilising the site topography to
facilitzte multi-level development. We see
further oppartunities to intensily existing
buildings at Hannah Close in Wembley and
Heritage House in Enfield, with potential
to deliver 648,000 sq ft and 431,000 sq It
respectively of well located, urban logistics
space, Both are in North London, within
the M25 and ¢close to the North Circular.
In addition. we have two cenirally laocated
opportunities at Finsbury Square and
Verney Road in Southwark altogether
totatling 213,000 sq ft. in addition
oppartunities on our existing portfolic
inctude, Taesside where we have identified
299,000 sq It of land outside of the retail
park we could potentially repurpose

for logistics.
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FINANCIAL REVIEW

Finance review

Year ended 31 Mareh 2022 31 March 202)
Underlying Profil'? £251m £201m
Underlying earning per share*? 27.4p 18.8p
IFRS profit/[loss] after tax £940m £(1.083Im
Dividend per share 21.92p 15.04p
Tatal accounting retyrn? 14.8% {15.1)%
EPRA Net Tangible Assets

per share'? 727p 548p
IFRS net asseis . £6,73Im £5,983m
LTvés 32.9% 32.0%
Weighted average interest rate 2.9% 2.5%

. See Note 2 within the financial statements lor definition and ¢alculation.

. See Table B within the sypplementary disclosure for reconcitiations to
IFRS metrics.

. See Note 17 within the financial statements for definition, calculation and
reconciliation ta IFRS merrics,

4. On a proporticnally consolidated basis including the Group’s share of
jeint ventures

. Following the sale of 3 75% interest in the majority of Qur assets at
Paddington Central, LTV falls to 28 4% on a pro lorma basis.

-

[X}

n

Overview

Financial performance has improved significantly following the
easing of Covid- 19 restrictions. Underlying Profit is up 24.9% at
£251m, while underlying earnings per share (EPS)is up 45.7%

at 27.4p. Based on our policy of setling the dividend at 80% of
Underlying EPS. the Board have proposed a final dividend of 11.60p
per share, resulting in a full year dividend of 21.92p per share.
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“Strong performance
across all financial
metrics.”

Bhavesh Mistry
Chief Financial Officer

Underlying Profit

£m
Underlying Profit for the year ended 31 March 2021 201
Like-for-like net rent (incl. CVA and administrations) 18l
Provisions for debitors and tenant incentives' 91
Net divestment 18}
Developments (12l
Net administrative expenses & fee income 3l
Underlying Profit for the year ended 31 March 2021 251

1. The year an year impacl of provisions for debltors and [enant incentives was
£91m This reflects the difference between the EBm credit 1o the income
statement in the year to 31 March 2022 [as disclosed in Note 10 and 13 of
the hnancial statements! and the E83m charge in the year to 31 March 2021,

Underlying Profit increased by £50m, primarily due to the

significant reduction in provisions for debtars and tenant incentives,

following impraved rent collection driven by proaclive engagement
with occupiers and the lifting of Covid-19 related restrictions.

This was partially offsel by the impact of properiies enlering vacant

possesston ahead of redevelopment, an increase in administrative

costs and the impact of CVA and administrations that occurred in
the prior year.

Net divesiment decreased earnings by £8m in the year. Proceeds
from sales have bean degloyed into our value accretive acquisitions
and our development pipeline. The recently completed and
committed schemes are expected to generate an ERV of £85m.

of which 53% is already pre-let or under offer.

IFRS profit after tax for the year was £9460m, compared with a loss
after tax for the prior year of £1,083m. The significant movement
year-on-year primarily reflects the upward valuation movemeni
on the Group's properiies and those of its joint ventures.



Qverall valuations have increased by 6.8% on a proportionally
cansclidated basis, resuliing in an overatl EPRA NTA per share
increase of 12.2%. Including dividends of 16.94p 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 Broadgale jomt venture raising a
new E420m Syear Green Loan’ secured by the property at an initial
LTV of c.50%. As part of the refinance, this BREEAM Qutstanding
and net zero carbon developmenl was released frorn the Broadgale
securitisation alongside the redemption of £107m of bands.

In the year ta 31 March 2022, LTV increased by Cbps to 32.9%.
In April 2022, we exchanged on Ihe sale of a 75% interest in the
majarily of our assets in Paddington Centrat to GIC; following its
unconditional completion LTV falls 10 28.4% on pro forma basis.

Our weighted average interest rale remains low at 2.9%, inline
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
completion of the Paddington Central sale, we have no requirement
1o refinance until laie 2025. We retain significant headroom to our
debt covenants, meaning the Group could withstand a fall in

assei values across the portfalic of 49% prior to taking any
mitigaking actions.

Fitch Ratings, as part of their annuat review in August 2021,
affirmed all our credit ratings with a Stable Outlook, including
the senior unsecured rating at ‘A’

Presentation of financial information and alternative
perfarmance measures

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

Management considers the business principally on-a proportionally
consolidated basis when setting the strategy, determining annual
priorities, making investment and financing decisions and reviewing
performance. This 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 financial key performance indicators

are also presented on this basis.

A summary income statement and summary balance sheet which
reconcile the Group income stalement and balance sheet to 8ritish
Land's interests an a praportionally 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 belween periods, however, do nol consider these
performance measures to be a substilute for, IFRS measures.

Management monitors Underlying Prafit as it is an additional
infermative measure of the underlying recurring performance

of our core properly rental activity and excludes the non-cash
valuation mavement on the property partfolio when compared to
IFRS metrics. It is based on the Best Practices Recommendations
“of the European Public Real Estate Association |[EPRA] which

are widely used alternate metrics ta their IFRS equivalents, with
additional Company adjustments when relevant [see Note 2 in

the financial staiements far further detaill.
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Management monitors EPRA NTA as this provides a transparent
and consislent basis to enable comparison between European
property companies. Linked to this, the use of Total Accounting
Return allows management 1o moniter retura to shareholders
based on movements in a consislently applied metric. being
EPRANTA, and dividends paid.

Lean to value |proportionally consolidated] is 2lso manitored by
managernent as a key measure of the level of debt employed by the
Group to meet its strategic objectives, along with a measurement
of risk. It also allows comparisen to other property companies who
similarly menitor and report this measure. The detinition of Loan teo
value is shown in Note 17 of the consolidated financial staitements.

Income statement

1. Underlying Profit

Underiying Profit s the measure that we use to assess

incomne performance. This is presented below on a proportionally
consolidated basis. In the year to 31 March 2022, a £29m susrender
premivm payment and a £12m reclassification of foreign exchange
dilferences were excluded fram the calculatian of Underiying Profit
[see Note 2 of the financial stalements]. There was no tax effect of
these Company adjusied items. No Company adjustmenis were
made in the prior year (o 31 March 2021.

022 202t
Year endad 31 March Seciion €m £m
Gross rental income 490 508
Properly cperating expenses 161) [141]
Net rental income 3.2 429 387

Net fees and other income 12 1"

Administrative expenses 1.3 189) 174l
Net financing costs 1.4 1102) {103
Underlying Praofit 251 201

Underlying tax credit/lcharge] 4 (28]
Non-controlling interests in

Underlying Prolit 2 3

EPRA and Company adjustments’ 703 [1.261)
IFRS prafit (loss| after tax 2 960 1,083)
Underlying EPS 1.1 27.4p 18.8p

IFRS basic EPS 2 1033p  (M1.2)p
Oividend per share 3 2192 15.04p

1. EPRA adjustments consist of investment and development properly
revaluations, gains/losses on investment and irading properiy disposals,
changes in the tair value of financiat instruments and associated close out
costs. Company adjusiments consist of items which are considered to be
unusual and/or significant by viriue to their size or nature. These items
are presented in the ‘capital and other” column of the consolidated
income staterment.
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FINANCIAL REVIEW continued

1.1 Underlying EPS

Underlying EPS is 27.4p, up 45.7%. This reflects the Underlying
Profit increase of 24.9% and the £30m movernent in underlying tax.
Following the resumption of the dividend in November 2020, our
REIT property income distribution requirements have been satisfied
and therefore there has been no repeat of the underlying tax
charge recognised in the prior year,

1.2 Net rental income
£m

202t Disposals Acquisitions Qevelop-

- menis

Like-lor-  Pioryear Provisions
kenelrenl CVAand  Fardeblors
administ-  and lenant

ralion  incentives’

anz

. The year on year impact of provisions for debtors and tenant incentives was
E£91m. This reflects the difference between the E8m credit to the income
statemant in the year to 31 March 2022 {as disclosed in Note 10 and 13 of
the financial stalements) and the £83m charge in the year to 31 March 2021,

Disposals of income producing assets over the last 24 months

reduced net rents by E41m in the year, where the proceeds from

sales are being reinvested into value accretive acguisitions and
developments. 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 vacanl possassion of Euston Tower as il moves into

redevelopment. The compteted and commitied development

pipeline is expecied Lo deliver EBSm of ERV in future years.

Campus like-for-like net rental growth was 2.5% in the period.
This was driven by letting actwity, inctuding Monzo at Broadwatk
House, Braze ai Exchange House and various lettings across our
Storey spaces. Excluding the impact of CVAs and administrations,
like-far-like net rental growth lor Retail Parks was 6% and declined
6% for Shopping Centres. This reflects impraved occupancy on our
Retail Parks, deats on our Shopping Centres transacting at lower
passing renis and normalised car park and turnover income
following the lifting of Covid-19 related restrictions. The impack of
CVA and administrations primarily relates to various retail CVAs
that occurred midway through 2020. When including the impact

of CVAs and administrations, like-for-like net rents for Retail &
Fulfitment decreased 6.0%.

Provisions made against debtors and tenant incentives decreased
by £91m compared ta the prior year, with a nel E8m credit
recognised in the year. We've made good progress on prior year
debtors; the £119m of tenant debtors and accrued income relating
to the year ending 31 March 2021 now stands at £33m, primarity
driven by cash collection and negoliations with occupiers, As of

3t March 20272, tenant debtors and accrued incame totalled £72m
of which E41m lor 85%] is provided for, reflecting that the majority
of these debtors relate Lo amounts billed during Covid-19 related
lockdowns for which recovery is uncertamn,
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1.3 Administrative expenses

Administralive expenses have increased by £15m in the year

to E89m. This increase is driven by the following key drivers;

added lease depreciation on cur effices at York House, fellowing
our sale of 2 75% interest in January 2021; a one off accelerated
depreciation charge of historic IT assets; the recognition of a credit
in the prior year following the closure of the Group's defined benefit
pension scheme lo future accrusl; and higher variable pay
reflecting strong financial performance this year.

The Group's EPRA cperating cost ratio decreased to 24.2%

IMarch 2021: 37.9%] as a resull of a significant decrease in property
outgoing expenses due lo provisions made in respect of debtars
and tenant incentives. Excluding provisions made in respect of
debtors and tenant incentives, the Group's operating cos! ratio

is 26.0% [March 2021: 20.7%) and the increase from the prior

year is a result of lower rental income following sales activity and
the increase in administralive costs noted above. We expect our
operating cost ratio {o decrease going forward, reflecting continued
cost discipline and the additional fee income that will be generated
from our new Canada Water and Paddingten joint venlures.

1.6 Net financ?ng_ cosls
Em

Financing activity undertaken in the year has reduced costs by Eim,
ncluding the impact of the 100 Liverpool Street refinance and
associated securitisation bonds redemption.

The impacts of net divestment and developments have been mostly
offset, with proceeds irom sales being used to repay revolving
credit facifities, whilsi interest on the funds drawn for our
completed developments is no longer capitalised.

We have a balanced approach te interest rate risk management.

Al 31 March 2022, the interesl rate on our debl was fully hedged

on 2 spoi basis. Following the completion of the Paddinglon Central
transaction, on average over the next five years we have interest
rate hedging an 79% of our projected debt with §1% fixed {including
swapsland the balance capped. Our finance costs are alfected

by markel raies which apply to debt which is either unhedged or
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 pur hedging means
we do not incur mark 1o market costs on any repayment of debl
which is capped. or on a floating rate, and the cest of this debt
benefits while market rates are below the sirike rate. Qur weighted
average interest rate remains low at 2.9% {March 2021: 2.9%].

Ouring the year we comgpleted the transition from LIBOR to SONIA
as the reference rate for Sterling under all our debt and derivative
agreements, in ine with markel practice.



2. IFRS profit after tax

The main differsances between IFRS profit after tax and

Underlying Profit are that IFRS includes the vatuation movements
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 ventures
are equity accounted in the IFRS income s\atement but are
included on a praportionally consolidated basis within

Underlying Profit,

The IFRS profit alter tax for the year was £960m, compared with

a loss after tax for the pricr year of £1,083m. IFRS basic EPS was
103.3p per share, compared to [111.2lp per share in the prior year.
The IFRS profit gler tax for the year primarily reflects the upward
valuation movermnent on the Group's properties of E471m the
capital and other income praofit from joint ventures of £158m and
the Underlying Profit of £251m. The Group valuation movement
and capital and other income profit from jeint ventures was driven
principally by inward yield shift of 4?bps and ERY decline of 1.2%
in the portfolio resulting in a valuation increase of 4.8%.

The basic weighted average number of shares in issue during the
year was 927m (2020/21: 927m].

3. Dividends - . . -
In October 2020, we announced our new dividend policy. selting the
dividend as semi-annual and calculated at 80% of Underlying EPS
based on the maost recently completed six-menth 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 29 July 2027 to shareholders on the register at close of
business on Friday 24 June 2022. The dividend wili be a Property
income Distribution and no SCRIP alternative will be offered.

Balance sheet

2022 281
Ag at March Section €m Em
Property assets 10,476 2.140
Other non-current assets 69 51
10,545 2,194
Cther net curren; Liabilities (318) {203}
Adjusted net deht 4 [3,458) 12.9348)
Cther nan-current liabilities - -
EPRA Net Tangible Assets 6,771 6,050
EPRA NTA per share 4 727p 448p
Non-controlling interests 15 59
Other EPRA adjustments! 23] 1126)
IFRS net assets 5 6,733 5,983

Propartienally consalidated basis.

b EPRA Net Tangible Assets NTA is a proportionally consalidated measure
that is based on |FRS net assels excluding the mark-1a-market on derivatives
and related debt adjustments, the carrying value cf intangibles, the mark-to-
market on the convertible bends, as well as deferced 1axatian on property
and derivative valuations. The metric includes the valuation surplus an
trading propertiss and 15 adjusted lor the dilutive impact of share options
Details of the EPRA adjustments are included in Table B within the
supplementary disclosures,
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4. EPRA Net Tangible Assets per share

pence
2021 Yaluation Underiyng {vidend Finance plLi72}
performance Prolit liability
management
& other

The 12.2% increase in EPRA NTA per share rellecis a valvalion
increase of 6.8% 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
maved in 11bps and ERVs were fI3t. Caiipus deveélopments werd
up 11.7% reflecting a very strong performance at Canada Water

of 18.3% which now reflects aur new joint venture with
AustralianSuper.

Valuations in Rétail & Fulfilment wére up 9.9% overall, with inward
yield shift of 97bps and ERY dectine of 2.8%. There is a significant
variance at a sub-sector level, with Retail Park valuations showing
a streng performance of 20.7%, driven by inward yield shift of 151
bps underpinned by strong investment market and improving
pccupational marke! given their relative affordability and
compalibility with online retail. Shopping Centres valuations

were down 6.1% in the year with ERVs down 5.2%: yields have
moved outwards by 3bps in the year, although we saw mild

yield compression in the second half.

5. IFRS net assets

IFRS net assets at 31 March 2022 were £6,733m, an increase of
£750m from 31 March 2021. This was primarily due to IFRS profit
after tax of £960m, offset by dividends paid in the year of £157m
and the purchase of the remaining 21.9% units in the Hercutes
Unit Trust from non-controlling interests of £38m.
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FINANCIAL REVIEW continued

Cash flow, net debt and financing

6. Adjusted net debt’
Em

2024 Disposals Acquisitions Develop- Metcash  Cwidends Other 2022
meanl and irom
capex operations

. Adjusted net debtis a proportionally consolidated measure. i represents the
Graup net debi as disclosed in Nate 17 te the linancial slatements and the
Group's share ol joint ventures’ nel debt excluding the mark-tc-market an
derivatives, related debl adjusiments and nen-controlling interesis.

A reconciliation between the Group net debt and adjusied net debt
is included in Table A within the supplementary disclasures.

Acquisitions net of disposals increased debt by £244m whilst
development spend totalled £2646m with a further €61m on capitat

expenditure retated to asset management on the standing portfolio.

The value of recently comgleted and committed developmenis
1s £1,032m, with £648m costs to come. Speculative development
exposure is 6.6% of ERV [includes space under affer]. There are
1.9m sq 1l of developments in our near lerm pipeline with
anticipated cost of £963m,

7.Financing .
Group Propartionally consolidaled

22 2021 2022 2021
Net debt/adjusted
net debt' £2541m  £2.249m  £3,658m  £2.938m
Principal amount
of gross debt £2562m £2729'm  £3,64Bm  [£3.183m
Loan to value 26.2% 25.1% 32.9% 32.0%
Weighted average
interest rate 2.4% 2.2% 2.9% 29%
Interest cover 5.6 43 35 30
Weighted average
maturity of
drawn debt bbyears T0years &.Fyears 7.6years

1. Group data as presented in Note 17 of the financial statements. The
proportionally consalidated figures include the Group’s share of joint ventures’
nel debt and exclude the mark-to-market en dervatives and relatad debt
adjusiments and nan-controlling interasts
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At 31 March 2022, our propertionally consolidated LTV was
32.9%. up from 32.0% al 31 March 2021. The impact of positive
valuation mavemnents decreased LTV by 210 bps. This was offset
by acquisitions net of dispesals which added 150bps, as well

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 forma basis. Note 17 of the financial
slatements sets out the ¢aiculation 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 £420m 5 year
‘Green Loan’ secured by the property at an initial LTV of ¢.50%.

As part of the refinance, this BREEAM Qutstanding and net

zero carbon development was released from the Broadgate
sacuritisalion atongside the redemption of £107m of bonds.

The new financing was voted Financing Oeal of the Year: '
UK by Real Estate Capital Europe for 2021.

In September our £138m US Private Placement matured and was
repaid as planned, using committed bank facilities.

In February, we extended our £450m ESG-linked Revolving Credit
Facilily by a further year 1o 2027, with the agreement of all eight
banks in that facility.

In March, we signed a new £100m ESG-linked bilateral Revelving
Credit Facility with an initial five year term. which may te extended
up lo seven years at Brilish Land's requesk. subject ta the bank's
consent, In keeping with our sustainability sirategy, the facility
includes two ESG-related KPls facused on the BREEAM ratings of
ous develepments and assets under management |aligned with the
KPIs in the E450m RCF). This brings our total Green/ESG-linked
finance to £1bn.

As 3 result of this financing activity, 3t 31 March 2022, we had
£1.3bn of undrawn facitities and cash. Based on our current
commitments and available facibities and following the completion
of the Paddington sale, the Group has no requirement to refinance
until late 2025.

Our debi and interest rate management approach has enabled
us 10 maintain a low weighted 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 Qullook; senior
unsecured credit rating ‘A", long term IOR "A-" and shorl term
IDRF1".

Our strong balance sheet enables us to deliver on our sirategy.

-

Bhavesh Mistry
Chief Financial Dificer




FENANCIAL 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 of debt 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 leveraga, primarily on a
praportionally consolidated basis including
cur share of joint ventures [and excluding
aay non-controlling interesisl. At 31 March
2022, our proportionally cansolidated LTV
was 12.9% and the Group rmeasure was
26.2%. Following the sale of a 75% interest
in the majarity of cur assets at Paddington
Central, proportionally consolidated LTV

is 28.4% on a pro ferma basis. Qur LTV is
moenitered in the context of wider decisions
made by the business. We manage our LTY
through the properly cycle such that our
firancial posiiion remains robust in the
event of a significant fall in property values.
This means we dec not adjust our approach
to leverage based only on changes in
property market yields. Consequently,

our LTV may be higher at the low peint

in the cycle and will trend downwards

as market yields tighten.

Debt finance

The scale of aur business, combined with
the quality of our assets and rental income,
means that we are able lo approach a
diverse range of debt providers to arrange
finance on allractive terms. Good access
{0 the capital and debt markets allows vs
to take advantage of apportunities when
they arise. The Group's approach to debt
financing for British Land is o raise funds
predominantly cn an unsecured basis with
our standard financial covenants {set cut on
page 83l This provides flexibility and low
aperational cost. Our joint ventures which
choose {0 have external debl are each
financed in ring tenced’ structures without
recourse to British Land for repayment
and are secured on their relevant assets.
Presented on the following page are the
five guiding principles that gavern the

way we structure and manage debt.

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 undertake
sensitivity analysis to assess the impact

of proposed Iransactions, movements in
interest rates and changes in property
values on key balance sheet, liquidity and
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profitability ratios. We also consider the
risks of a reduction in the availability of
hinance, including a temporary disruption
of the financing markets. Based on ouwr
current commitments and available
facilities, the Group has no requirement
to refinance until late 2025, British Land’s
undrawn facilities and cash amounted ta
£1.3bn at 31 March 2022,

Managing interest rate exposure
We manage our inlerest rate profile
separately from our debt, considering

the sensitivity of underlying earnings to
movements in market rates of interest
over a five-year pericd. The Board sets
appropriate ranges of hedging on debt over
that peried and the longer term. Qur debt
finance is raised at both fixed and variable
rates. Derivatives (primarily interest rate
swaps and caps) are used to achieve

the desired hedging profile across
proportionally consolidated net debt.

.As 8131 March 2022, the interest rate en

our debt was fully hedged on a spol basis.
Following completion of the Paddington
Central transacticn, on average over next
five years we have interest rate hedging on
79% of our projected debt, with a decreasing
profile over that peried. Accordingly we have
2 higher degree of protection en interest
costs in the short term and achieve market
rate finance in the medium to longer term.
The hedging reguired and use of derivatives
is managed by a Derivatives Committee. The
interest rate management of joint ventures
is considered separately by each entity's
board, taking into account appropriate
factors for iis business.

During the year we completed the iransilien
frem LIBOR to SONIA zs the reference

rate for Sterling under alk cur debt and
derivatives agreements. )

Counterparties

We monitar the credit sianding of our
counterpariies tg minimise risk exposure

tn placing cash deposits and arranging
derivatives. Regular reviews are made of the
externai credil ratings of the ceunterparties.

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 ko
borrew in currencies ather than Sterling,
and will fully hedge the foreign

currency exposure.

British Land Annual Report and Accounts 2022 Ll



FINANCIAL POLICIES AND PRINCIPLES continued

Our five guiding principles

The British Land Company PLC 00621920

Diversify our sources of finance

We monitor finance markets and seek to access
different sources of finance when the relevant
markel conditions are favourable, to meet the
needs of our business and, where appropniate,
those of our joint ventures and funds. The scale
and quality of our business enables us to access
a broad range of unsecured and secured,
recourse and non-recourse debt. We develop
and maintain long term relationships with banks
and debt investors. We atm Lo avoid reliance on
particular sources of funds and borrow from a
large number of lenders from different sectors in
the markel across a range of geographical areas,
with around 30 deb{ providers in bank facilities
and private placements alone. We work to ensure
that debt providers understand our business,

adopting a transparent approach to provida
sufficient disclosures lo enable them to evaluate
their exposure within the overall contexi of the
Group. These factors increase our atiragtiveness
to 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,
including £1.0bn of Green/E5G-linked finance.
We also have existing long-daled debentures

and securitisation bonds. A European Medium
Term Note prograrmme is maintained to enable
us to access the Sterling/Euro unsecured bond
markets and our Sustainable Finance Framework
enables us to issue Sustainable, ‘Green’, andfor
Socialfinance, when it is appropriaie for

our business.

£3.6bn

total drawn debt
Iproportionalty
consolidated)

in over

20

debt instruments

Phase maturity of debt portfolio =~ - - -
The maturity profile of our debt is managed with
a spread of repayment dates, currently between
one and 16 years, reducing our refinancing risk
inregard to iming and market conditions. As a

result of our financing and capital activity, we are
ahead of our preferred refinancing date horizan
of not less than two years. In accordance with our
usual praclice, we expect Lo refinance facilities
ahead of their maturities.

6.9 years

average drawn
debt maturity
[proportionally
consolidated]

Maintain liquidity

In addition to our drawn debt, we aim always
to have 3 good ievel of undrawn, commutled,
uvnsecured revelving bank facilities. These
facilities pravide financial liquidily, reduce the
need to hold resources in cash and deposits,
and minimise costs arising from the difference

between borrowing and deposit rates,

while reducing credit exposure. We arrange
these revolving credii facilities in excess of our
commitied and expected requirements to ensure
we have adequate financing availability 10 support
business requirements and new opportuniiies.

£1.3bn

undrawn facilities
and cash

Maintain flexibility

Cur facilities are structured to provide valuable
Hexibility for investment aciivity execution,
whether sales, purchases, developments or asset
rmanagement initiatives. Our unsecured revelving
credit facilities provide full operztional flexibility
of drawing and repayment {and cancellation if we
require] at short natice withoul additional cost

These are arranged with standard terms and
financial covenanis and generally have maturities
of five years. Alongside this, our secured term
debt in debentures has good asset security
substitution nights. where we have the ability

to move assets in and oul of the security pool,

as required for the business.

£1.9bn

total facilities

8z

Maintain strong metrics

We use both debt and equity financing. We manage
LTV through ihe property cycle such thai our
financial position would remain robust in the
event of a significant fall in property values and
wae do not adjust cur appreach to leverage based
only on changes in properkty market yields. We
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manage our inierest rate profile separately from
ovr debt, setting appropriate ranges of hedged
debt aver a five-year period and the longer term.
We maintained our strong senior unsecured
credit rating ‘A’ lorg term 'OR credt rating 'A-",
and short term DR credit rating 'F1°, affirmed
by Fiteh during the year with Stable outlook.

32.9%

LTV [proportionally
consolidated)

A

senior unsecured
credit rating




Group borrowings

Unsecured financing for the Group includes
bilaieral and syndicated revolving bank
facilities [with initial maturities usually of
five years, often extendable]; US Private
Placements with matunities up to 2034;

and the Sterling unsecured bond

maturing in 2025.

Secured debt for the Group comprises
British Land debentures with maturities up
Lo 2035 and Hercules Unit Trust bank leans.

Unsecured borrowings

and covenants

There are two financial covenants which
apply across all of the Group’s unsecured
debt. Thesa covenants, which have been
consistently agread with alt unsecured
lenders since 2003, are:

- Net Borrowings not to exceed 175%
of Adjusted Capital and Reserves

- " Net Unsecured Borrowings nol Lo
exceed 70% of Unencumbered Assets

There are no income or inlerest cover
coveriants on any of the unsecured debt of
the Group. The Unencumbered Assets of the
Group, not subject to any securily. stood at
£5.1bn as at 31 March 2022.

Unsecured financial covenants

Althaugh secured assets are excluded from
Unencumbered Assels far the covenant
calculations, unsecured lenders benelit
from the surplus value of these assets
above the related debt and the free cash
ftow from them. During the year ended
31 March 2022, these assels generated
£35m af surplus cash after payment of
intarest in addition. while investments
in joint ventures do nat form part of
Unentumbered Assels, our share of free
cash Hows generated by these ventures
is regularly passed up to the Group.

Secured borrowings

Secured debt with recourse Lo British

Land is provided by debentures with

long maturities and limited amartisation.
These are secured against a combined
pool of assets with cemmon covenants; the
value of the assets is required to cover the
amount of the debentures by a minimum of
1.5 times and net rental income must cover
the interest at Leasl once. We use our rights
under the debentures to actively manage
the assets in the securily pool, in line with
these cover ratios.

Hercules Unit Trust has two bank’lGans™
maturing in December 2022 and 2023
arranged for its business and secured on
its property poriiclios, without recourse
to British Land. These loans include LTV
covenants [45% and 60%), and income-
based covenants.

Wa continue o focus on unsecured finance
at a Group level.
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Borrowings in our joint ventures
Exiernal debt for our jaint venlures

has been arranged through long-dated
securitisations or secured bank debt,
according 1o the requirements of the
business of each entity.

The securilisations of Broadgate 1£1,102m)
and Meadewhall [E519m] have weighted
average malurities of 8.9 years and 6.9
years respeclively. The key financial
covenant applicable is to meet interest
and scheduled amortisation [equivalent to
one times coverj; there are no LTV default
covenants. These securitisations have
quarterly amortisation with the batance
outslanding reducing to approximately 20%
to 30% of the original amount raised by
expected final maturity, thus mitigating
refinancing risk.

In the Broadgate joint veniure, 8 new
secured £420m Green loan was arranged
during the year which includes LTV and
ICR covanants.

Our Wesl End offices joint venture with
Allianz has a secured bank loan which

_also includes LTV and ICR rovenants.

There is no obligation for British Land to
remedy any breach cf these covenants in
the debt arrangement of joint ventures.

2022 021 2020 2019 2018
A5 3) March % % % % %
Net borrowings to adjusied capital and reserves 34 33 40 29 29
Net unsecured borrowings 1o unencumbered assets 30 25 30 21 23
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MANAGING RISK IN DELIVERING OUR STRATEGY

Managing risk

For British Land, effective risk
management is fundamental to how
we do business. It 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 aclivities in the year

- Continued to manage oyr response to
Covid-19 with business resilience and risk
management at the core of our approach.

- Proactively managed our rent collection
and occupier risk.

- Realigned the principal risk categorieste
our strategy and evolving markets.

- Introduced formal internal testing of key
cantrols operating effectiveness, as part of
a wider roadmap of readiness activities for
the UK Government's proposed corparate
governance reforms.

- Enhanced our IT infrastructure and cyber
security environment and key controls.

- Completed scenario analysis of both
physical and transilional climate-related
risks aligned to TCFQ requirements, Alse,
we have undertaken detailed net zero carban
audits acrass 29 of aur major office and retail
assets and have undertaken EPC modelling
acress our managed assets.

Dur priorities tar 2022/23

- Continue to regularly support Ihe business
through managing the risks arising from both
the macroeconomic envirenment and the war
in Ukraine.

- Effective risk management of our key
operational risks including development,
health & safety, syr partnerships with third
parties and our accupier risks, -

- Work with the business to mitigate the risks
in delivering our 2030 Sustainability Strategy.

- Continue to deliver on our roadmap of
readiness activities for the UK Gavernment’'s
proposed carporate refarms, including
continuing to enhance our internal
control framework.

- Continue to enhance our IT infrastructure
and IT general control environment.

Risk management

We maintain a comprehensive risk
management process which serves 1o
identify, assess and respond to the range of
financial and non-financial risks facing our
business, inckuding those risks that could
threaten solvency and liquidity, as well as
te identily emerging risks. Qur approach

is not intended ta eliminate risk entirely,
but instead i0 manage our risk exposures
across the business, whilst at the same
time making the most of our cpportunities.

Qur inlegrated risk management approach
combines a top-down strategic view with

a complementary bottem-up cperational
process as outlined inthe diagram and
detailed below.

Governance

The Board has overall responsiaility

far 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 to take in achieving its sirategic
objectives. The amount of risk is assessed
in the context of our strategic priorities
and the external environment in which

we operale - this is our risk appetite

las detailed overleafl. The Audit Committee
and CSR Committee support the Board by
providing a key oversight and assurance
role. The Audit Committee is responsible
for reviewing the effectiveness of the

risk management and internal control
processes during the year.

The Executive Direciors and Risk
Commitiee [comprising the Executive
Commiliee and senior management across
the businass, chaired by the Chief Financial
Officer) have overatl accountability for the
management of risks across the business.
Principal risks are evaluated and monitored
by the Risk and Audit Commiitees, with
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appropriate mitigation measures
implemented as required.

The efiective day-to-day management of
risk is embedded within our operational
business units and forms an integral part
of alt activities. This bottom-up approach
allows potential risks {o be identified at an
early stage and escalated as appropriate,
with mitigations put in place te manage
such risks. Each business unithas a
designated risk representative and
maintains a comprehensive risk register.
Changes 1o the risk register are reviewed
quarterly by the Risk Committee, and we
fermally report on the significant and
emerging risks Lo the Audit Committee
every six manths.

Internat audit acts as an independent and
abjective assurance function by evaluating
the effectiveness of our risk management
and inlernal control processes, through
independent review. o

Through this appreach, the Group operates

a ‘three lines of defence’ model of risk
management, with operational management
farming the first line, the Risk Committee
and internal risk management team forming ,
the second line, and finally Internal Audit as
the third line of defence.

In summary, our approach to risk
management is centred on being risk-aware,
clearly defining our risk appetite, responding
to changes o our risk profile quickly and
having a streng risk management culture
among employees with clear roles and
accountability. Our organisatienal structure
ensures close involvemen! of senior
management in alt significant decisions

as well as in-house management of our
developrment, asset and property
managernent activities.

To read more about the Board and Audit Cormmities’
nisk oversight, see pages 109, 125and 128

W

Our integrated risk management approach

Top-down
Strategic risk management

Review external environment
Rabust assessment of principal risks
Setrisk appelite and parameters
Determine strategic action points

Identify principal risks

Direct delivery of strategic actions
in line with risk ap petite

Manitar key risk indicators

Execute strategic actions
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Board/Audit Commitlee/CSR Committee

Risk Committee/Executive Committes

Business units

Bettom-up
Operational risk management

Assess effectiveness of risk management
grocess and internal control systems

Report on principal risks and uncertainties

Consider completeness of identitied risks
and adequacy ot mitigating aclions

Consider aggregation of risk
exposures across the business

Report current and emaerging risks

Identity, evaluate and mitigate operatioral
risks recorded in risk register
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Our risk appetite

Our risk appetite lies at the heart of our
approach lo risk management and is
integral to both business planning and
decision making. The Group’s risk appetite
is reviewed annually as part of the strategy
review process and approved by the Board,
in arder o 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 conirols.

Woe have idantified a risk dashboard of Key
Risk indicators [KRIs] for each principat
risk. with specific tolerances to track
whether our risk exposure is within our risk
appetite or could threaten the achievernent
of our strategic priorities. The risk
dashboard is reviewed quarterly by the
Risk Committee and serves as a catalyst
for discussion about haw our principal
risks are changing and whether any further

risk indicators are a mixture of leading and
lagging indicators, with forecasls provided
where available, and focus on the most
significani judgements affecting our

risk exposure, including: our investmeant
and development strategy; the level of
occupational and development expasure,
our sustainzbility risks; our financial
resilience: ang our key cperational
business risks [as illustrated in the
principal Fisks tabie on pages 88-94].

Whilst our zppetite for risk will vary over
time and during the course of the properly
cycle, in general we maintain a balanced
overall appetite for risk, appropriate for our
sirategic objective of delivering long term
susiainable value. The Board has reviewed
our risk appelite in light of the continued
macroeconomic uncertzinty and confirmed

that our current risk appetite is appropriate.

In summary, our appetite for financial and
compliance relaled risks remains low,
whilst aur appetite for property and
operationat related risks is moderate,
reflecting our sirategy with an increased
focus an development, active capital and
property management and associaled
repositioning gpportunities.

Significant factars which contribute to
our balanced appet:te for risk across
our business include:

- approach to capital allocation
focusing on prime assets or assels
with repositioning potential, and
therefore limited obsolescence risk

- disciplined approach to development
including a balanced approach to our
speculalive exposure

- mainiaining an efficient capital
structure and robust iquidity positian

~ adiverse occupier base

- experienced Beard and senior
managemeni team. .

Our risk focus

The volatite and uncertain environment
created by the Covid-19 pandemic, coupled
with a backdrop of increasing geopelitical

" Tmitigating actions need Lo be taken " The— —gAd macraeconamic uncertainty has

continued to present an uncertain general
risk environment for our business to
navigate througheut the year. Covid-19 was
viewed as an overarching risk rather than
a single principal risk and fundarnentally
affected all aspecis of our business. Whilst
our performance continued to be impacted,
pur rent collection has recovered to clase
10 pre-pandemnic levels as the UK econamy
recovered across the year

Looking forward, the remaval af alt
Cevid-19 restriclions in England from April
2022 following the successful vaccination
programme reduces the risks relating to
Cavid-19. particularly in relation 1o our
macroecanomic, property markets, major
business avent, customer and people risks.
However, it is likely that Covid-19 will stitl
be prevalent in society and the risk of
further Covid-19 variants, and whether
current vaccines will deal with them
effectively or not, remains. Also, the tong
term impact of Covid-1% on the future
demand for and use of space, the evolution
of customer behavigur lincluding an
acceleration of trends in flexible warking
and online shoppingl and travel patterns
could have further implicalions for the real
estate market and the Group's portfolio.
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There are also wider concerns that we are
patentially entering an extended period of
global volatility with several increasing
macroeconemic headwinds including
energy price volatility, supply chain
disruption and material and tabour
shortages. These are all increasing
inflationary pressures, and are being
compounded by the war in Ukraine, and
may give rise to further interest rate rises
and in turn serve to dampen UK economic
growth. Whilst these headwinds continue
to evolve, we have set aut in our prineipal
risks table the key potential impacts on our
business and how we plan to mitigate these.

Risk management, and the Group's
continued ability to be flexible to adjust

and respand o these external risks as

they evolve, will be fundamentat to the future
performance of our business. The challenges
of the last twa years have demonstrated the
resilience of our business medel, and our
robust risk managerment to grotect our
business through this period of uncertainty
and adapt to a rapidly-changing environment

-Durir-»g the yeéf.ilhe Risk Commitlee
has also focused on key operational risk
areas across ihe business including:

- aprogramme le enhance and
strengthen our key financial and
operalional controls

- asite-specilic risk assessment and
compliance review 3cross our assats

- information security general controls
incorpeorating vulnerability scanning
and cyber security testing

- occupier covenant risk and working
proactively with customers to
maximise collection rates

- cavenant strength of key development
cantraclors and subcontractors, and
managing our exposure to them

- heatth. safety and environmental risk
management and compliance with
our key performance indicators. Our
health and safety management system
was re-certified under 150 45001

- climate risks incorporating our
TCFO transition risk assessment
and ERC ratings cf our assets

- supply chain and new supplier
onboarding process

- internal audit reviews and the
implementation of any control findings

or process improvement opportunities.
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MANAGING RISK IN DELIVERING OUR STRATEGY continued

Qur principal risks and assessment
Our risk management framework is
structured argund the principal risks facing
British Land. We use a risk scoring matrix
Lo ensure risks are evatuated consistently;
we assess the likelihood, the kinancial
impacl |te both income and capital values)
and the reputational impact. Fram this

we identify both the exiernal and internal
sirategic and operatianal principal risks
which currently have a higher likelihood and
potential impact on cur business. Whilst the
Board recognises that it has fairly bmited
control over the external principat risks,

it reviews their potenlial impact an our
business, and these are taken inio accouni
in our decision making. For our internal
principal risks the Board makes sure that
appropriate controls and processes are in
placa to manage these risks.

The Board confirms that a robust
assessment of the principal and emerging

risks facing the Group. including-those that -.

would threaten its business model, future
performance, solvency or liquidity, as well
as the Group’s strategic priorilies, was
carried out during the year taking into . . -
account the Covid- 19 risk and the evelving
economic and geopolitical environment,

In the year, following a thorough review
exercise involving the Risk and Audit
Committees, we have refreshed our
principal risks to take into account how our
sirategy and markets are evolving, together
with combining several interrelaled risks,
The key changes and assessments are
summarised below, and ia the principat
risks iable on pages 88-94, including the
key impacts on our business, our mitigating
actions and our key risk indicaters.

New risk

Operational and Campliance risks

The combination of several key operational
risks Lo our business involving infermation
systems and cyber security, health and
safety, third party relationships and
financial crime complance have been
elevated into a new principal risk category,
reflecting their sigmficance to our business
and the increased focus on these areas

by both the Risk and Audit Committees.

Changing risks

Property Market risks

The key occupier and investmenl market
risks to our sectors, together with the
structural changes facing our markets,
have been aggregated into a broader
external Property Market risk. This will be
assessed individually for our key sectors
of Campuses, Retail and Urban Logistics,

Portfalio Strategy risks

- Qur portfalio strategy risk has evolved

to reflect the risks in executing our active
management and development approach
and our capital ailocation plans in
delivering performance.

Pé-npl‘e and Cutture risks

Whilst our ability te recruit and retain
people with the right skills to deliver our
strategy was already recognised as a
principal risk to our business, we have
widened this to incorporate the cuttural
risks Lo our business.

Customer risks

Qur income sustainability was previously
considered a principal risk, but is now
recognised as being a consequence of
our overall custoemer risks incorparating
our gccupancy and income risks. This
incorparates the risks of customer default
or an inability te retain our customers and
meel their evolving needs, together with
our concentration and expasure risks 1o
individual occupiers or sectors
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Financing risks

The interrelated financing risks af
avaitabilily and cost of tinance, our capital
structure and our financing strategy have
been combined inlo a breader single
financing risk.

Risk assessment

Our current assessment is that the
general external environment in which the
Group operates remains uncertain, albeit

several principai risks to our business have

reduced from their elevated paesition last
year reflecting the lessened impact of
Cavid-19 and the reopening of the UK
ecanomy. These include:

Political, legal and regulatory risks.

- Property market risk for our Campuses.
- Major evenisfbusiness disruplion risks.
- Custamer risks.

Al the same time, our envircnmentat
sustainability and people and culture
risks have increased slightly:

- enwvironmental sustainability risk
continues to increase in prominence
and importance to our business, our
customers and other key stakehalders.

- people and culture risk has incressed
in the year, reflecting the challenging
operating environmenit caused by
Covid-19 together with general rising
wage expectations and a recent Increase
in employee mobility.

See risk heat map on the right.
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PRINCIPAL RISKS

External Principal Risks

{1) Macroeconomic Risks
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The UK economic climate and changes to
fiscal and monetary policy presents risks
and opportunities in property and financing
markets and to the businesses of our
customers which can impact both the
delivery of our strategy and cur

financial performance.

How we manitor and mitigate the risks

The Board, Executive Commiitee and
Risk Committee regularly assess the
Company's sirategy in the context of
the wider macroeconemic enviranment
in which we operate to assess whether
changes to the economic outlook justify a
reassessment of our strategic pricrities,
our capital allocation plan and the risk
appetite of the business. -

Qur strategy ieam prepare a-quarierly
dashboard for the Board, Executive

and Risk Committees which iracks key
macroeconemic indicators both from
internal and independent external
sources [see KRIs], 2s well as central
bank guidance and government policy.

olitical, Legal, and Regulator

- Regutar stress testing our business plan
againsi a downturn in economic outlook
to ensure our financial posttion is
sufficiently flexible and resilient.

- Qur business madel focuses on a high
quality portfolio aligned te key trends in
our markets and active capital recycling
1o maintain a strong financial position,
which helps to prolect us against

adverse changes in econsmic conditions.

KRls:

- Forecast GOP growth, infation/
deflation and interest rate forecasts

- Consumer confidence and
unemaloyment raies.

- Slress testing for downside scenarios

- Lo assess the impact of differing

market conditions.

Change in risk assessment in year

Macroeconomic risk has remained
consistent during the year and is
considered a high impact risk with
a medium to high probability.

The UK economy strengthened significantly
in the period following the recpening of

the economy with consumer confidence
impraoving over the summer, hawever, rising
fuel and food prices have affecled confidence
mare recently and there are concerns that
econamic momentum slows.

The current econamic backdrop

remains uncertain reflecting the an-going
Cowd-19 risk and several macroecenomic
headwinds, including inftationary pressures,
which have been compounded by the war

in Ukraine, with patential subsequent
impacts on interest rates, rental income,
construclion costs and property valuations,

Opportunity

The strength of-our balance sheet, quality
of our assets and experienced Board and
rmanagement team put us in a strong
positian 1o help us te navigate threugh these
near lerm challenges and take advantage
of opportunilies as they rise, including
continuing to invest in growth sectors

and our development pipeline.

Significant potitical events and
regulatory changes, including the impact
of Government policy response to the
pandemic, bring risks principally in

four areas:

Reluctance of investors and businesses
to make iavestment and occupational
decisions whilst the outcome

remains uncertain.

The irnpact on the case tor investment
in the UK, and on specilic policias and
regulation introduced, pariicularly those
which directly impact real estate or

our customers.

The patential for a change of {eadership
or palitical direction.

The impact on the businesses of pur
occupiers as well as our own business.

How we monitor and mitigate the risks

Whilst we cannot influence the autcorne
of significant political evenis, the risks
are taken into account when selting
our business strategy and when
making strategic investment and
financing decisions.

Internally we review and monitor
proposals and emerging policy and

legislation to ensure that we take the
necessary steps te ensure compliance,
if applicable. Additionally, we engage
public alfairs consultants to ensure that
we are properly briefed on the potential
palicy and requlatory implications of
palitical events.

Where appropriate, we act with other
industry participants and representative
bedies to cantribute to policy and
regulatory debate. We monitor

and respond to social and political
reputational challenges relevant

to tha industry and apply our own
evidence-based research to engage

in thought leadership discussions.

KRis:
- Monitor changes within the
geopatitical envirenment, UK policies,

laws or regutations.

Change in risk assessment in year

The political, legal and regulatory risk
cutlook 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 successful vaccination
programme, political uncertainty due to the
national and global response to Covid- 19 has
tessened, though risks in response to the
economic impact of the Covid- 19 pandemic
remain, including potential tax rises

for businesses.

The rent moratorium recenily came to an
end. with the UK Gavernment intreducing
a binding arbitration scheme for certain

arrears built up during lockdown periods.

The glebal geopolitical environment
remains unceriain, heightened by the recent
war in Ukraine, with potential impacts on
security, cyber risks, sanctiens compliance,
supply chains and reputational risks.

Dpportunity

We continue to closely monitgr the political
aullock and any potential changes in
regulations to ensure changes which may
impacl the Group, or our customers, are
ident:fied and addressed appropriately. We
work closely with Government, directly and
through our membership of key property
industry bodies, to input into regulation as
draft proposals are announced. Through
this proaclive approach, we view the right
kind of regulation and Legislation as an
apportunity for our business lo outperfarm.




operty Market Risks
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Underlying income, rental growth and
capital performance could be adversely
affected by a reduction in investor demand
cr weakening occupier demand in our
property markets.

Structural changes in consumer and
business practices such as the growth
of gnline retailing and flexible working
practices lincluding more working from
home] could have an adverse impaci on
demand for our assets,

How we monitor and mitigate the risks

- The Board, Execytive Committee
and Risk Commiltee regularly assess
whether any current or fulure changes
in the properly Markel outlook present
risks and oppertynities which should be
reflected in the execution of our strategy
and our capital allocaticn plan.

.- Dur strategy team prepare a guarierly
dashboard fer the Board, Executive and
Risk Cammittees which tracks key
investment and occupier demand
indicators both from internal and
independent extarnat sources (see KRIs)
which are ¢considered alongside the
Commitiee members’ knowledge and
experience of market activity and trends.

- We focus on prime assets or those wilh
repositioning potential and sectors which
we believe will be more resilient over the
medium lerm [0 a reduction in occupier
and investor demand.

- We maintain strang relationships
wilh our occupiers, agents and direct
investors active in the market and
actively monilor trends in our seclors.

- We stress test our business plan for
the effect of a thange in rental growth
prospects and property yields.

KRls:

- DOccupier and investgr demand
indicators in our sectors.

- Margin between property yields
and borrowing costs.

- Online sales trends.

- Footfall and retail sales to provide
insight into consumer trends.

- Campus occupancy 1o provide insight
into occupier trends and people

visiting our Campuses,

Change in risk assessmentin year

Campuses

Dur 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 markets
have improved for London offices, with
investmen? aclivity particularly driving yield
compression. Take up has been mixed and
polarised towards kest in class space.
Availability across the market remains
above the long term average but has
maderated: and is skewed lowards
secondhand, poarer quality space.

Struciural risks remain from increased
working from home, accelerated by the
impact of Covid-19, enabling some
businesses to reassess their real
estate oplions.

Cpportunity

Qur Campus model is centred an prowiding
well connected, high guality and sustainable
buildings with attractive amenity which
3ligns to our custamers needs and
expectations and is an impartant
diiferentiater of our space. We have been
encouraged by the strength of our teasing
activity across our Campuses this year.

Key: Change in risk assessment from last year

Increase No change

Decrease

New risk

Retait

Qur Retail 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 chalienging few years reflecling
the structural shifi to online which has
accelerated through Covid-19. Retailers’
prefitability is continuing to be put under
pressure due to increased costs, such as
rising inpul costs, wages, business rates
and the erosion of margins from online
comgpetition Shopping Centres have been
impacted more severely by this, whereas
retail parks, which are more afferdable

and resilient te online, have fared better.

As in the occupational market, investment
activity has been skewed towards retail
parks reftecting lower occupancy costs

for retailers and the important role retait
parks can play in online fulfitment; and as a
result, yields have movad in. The investment
market for shopping centres has continued
to be weak, aithough there are signs of
renewed investor interest.

Opportunity

Qur Retail portiolio fecyses on retail parks
aligned to the growth of convenience and
supparts retailers omnighannel strategy.
Despite the challenges in retail, this has
been a strong year for gur leasing activity
and retailers continue Lo recognise we offer
some af the best qualily space in the UK.
We are focused on maintaining high
occupancy, accepling appropriate rents
which are mare sustainable in the long
term.

E Urban Logistics

The urban logistics praperty market risk
outlook has been added as one of our key
sectors and is considered a medium
impact risk with a low probability.

Both the occupational and investment
market cutlook remain favourable
underpinned by structural changes in
e-commerce. Supply of the right kind of
space remains highly constrained and
demand is slrong, driving rental growth.

Opportunity

Our Urban Legistics portfelio is focused
on a development-led pipeline through the
imensification and repurposing of existing
buildings in London.
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Major glehbal, regional or national events
could cause significant damage and
disruption ta the Group's business,
portiolio, custamers, people and

supply chain.

Such incidents could be caused by a wide
range of exiernat events such as civil
unrest. an act of terrorism, pandemic
disease. a cyber-attack, an extreme
weather occurrence, enviranmentat
disaster or a power shortage.

This could result in systained asset vatue
or income impairmeant, Liquidity ar business
continuity challenges, share price volatility
or loss of key customers or suppliers.

How we monitar and mitigate the risks

- The Group has camprehensive crisis
response plans and incident management
procedures both at head office and
assel-lavel that are regularly
reviewed and fested.

- Assel emergency procedures are
regularly reviewed and scenario tested.
Physical security measures are in place
at properties and development sites.

- The Group rmonitors the Heme Qffice
terrorism threal levet, and we have
access to security threat information
services lo help inform our
SECUrity Mmeasures
We have rebust IT securily systems
that support data security, disaster
recovery and business continuity plans.

- We have comprehensive property
damage and business interrupticn
insurance across the portfolio.

KRls:

- Security risk assessments of
our asseis.

- Securily Service National Threat (evel.

Key: Change in risk assessment from last year

increase No change

Decrease

E Naw risk
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Change in risk assessment in year

Our major events/business disruption

risk outlock has reduced over the year as
Covid-19 related disruption to our business
has eased following the full opening of our
assetls and the return to the office of our
peaple, bul this remains a medium to high
impact risk with a medium probability.

This risk was increased last year as the

Group’s operations were severely impacted

by the Covid-19 pandemic. Our core crisis
management team, overseen by the

Executive Committee, co-ordinated the

Group's aperational response Lo the

pandemic. and the resilience of our

business model, has enabled us to weather

the iImpact since its onsel. We remain

mindful of the risks posed by any further | R
Cowid- 19 variants, and whether current IR
vaccines will deal with them effectively.

We are also aware of the increase in glabal
uncertainity, heightened by the war in the
Ukraine, Specifically, terrgrism remains

a threai, as is the risk of cyber security
breaches. Qur crisis management team
carry out event simulations to test our
processes and procedures in respanse

to major incidents. We also undertake
reqgular cyber security training and testing.

Opportunity

The challenges of the Llast two years have
demonsirated the resilisnce of cur business
model and our rebust crisis management
and pusiness centinuity plans. We remain
vigilant ta the continued risk from the
pandemic and other external threats.



Internal Principal Risks
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Portfolio Straregy Risks

The Graup's income and capital
perfermance could underperformin
absolute or relative terms as a result of
an inappropriate portfolio strategy and
subsequent execution.

This could result from:

- ingorrect sector selection and weighting.

- poor timing of investment and
divestment decisions.

- inappropriate exposure to developments.

- wrong mix of assels, occupiers ang
region concentration.

- overpaying fer assets through inadequate
due diligence or price competition.

- inappropriate ca-investment
arrangements.

How we monitor and mitigate the risks

- The Board carries out an annual
raview of the averall corporate strategy
including the current and prospective
portfolio strategy so as Lo mest the
Group's overall objectives.

- Qur perifolio strategy is determined to be
consisien! with our target risk appetite
and is based on the evaluation of the
external environment.

Progress against the strategy and
continuing alignment with our risk
appelite is discussed regularly by both
the Executive and Risk Committees with
reference ko the property markets and
the exiernal economic envirenment.
Individual investment decisions are
subjecl to robust risk evaluaticn
overseen by our lnvestment Committee
including consideration of returns
relative ta risk adjusted hurdle rates.
Review of prospective performance of
individual assets and their business plans.
We foster collabsrative relationships
with our co-investors and enter into
awnership agreements which balance
the interests of the parties.

KRIs:

- Execution of targeted acquisitions
and disposals in line with capital
atlocation plan loverseen by the
Investment Committeal.

- Annual IRR process which forecasts
prospective returns of each asset.

- Portiolio liquidity ineluding
percentage of our portfolio
in joint ventures and funds.

Change in risk assessment in year

Cur portfolio strategy risk has remained
the same and is considered a medium
impact risk with a medium probability.
During the year, external impacts
discussed in the macroeconomic and
property market outlook risks have
influenced our portfolio strategy and
perfermance, Whilst investment markets
are increasingly compelitive in certain
subsectors, we continue to actively
crystalise value from mature and off
strategy assels into value accrelive
acquisitions and development opporiunities,

Opportunity

Our porticlio strategy to actively focus

our capital on pur competitive strengths in
developrnent, active asset management ang
repositioning of assets is a key opportunity.
We remain aclive in the investment market
and conlinue 1o take advantage of value
opportunities and good markel pricing of
our assats, where available. This year has
marked the return to growth far bath our
Campuses and Retail & Fulfitment partfolios.
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apment Risks

Development provides an opportunity
for outperformance but usually involves
elavated 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.

Develapment strategy addresses severat
development risks thal could adversely
impact underlying incorne and capital
performance including:

- development letting exposure.
- construction timing and costs
lincluding censtruction cost inflation).
- major contractor or subcontractor {aiure.
- adverse planning judgemants.

How we monitor and mitigate the risks

- We-apply a risk-controlled development
strateqy through managing our
expasure, pre-letting strategy
and fixing costs.

- We manage our {evels of total and
speculative development exposure within
targeled ranges censidering associated
risks and the impact on key financial
metri¢s. This is manitored quarterly
by the Risk Committee atong with
progress of developments against plan.

- Prior to committing to a development,

a detailed appraisal is undertaken. This
includes consideration of returns relative
Lo risk adjusted hurdle rates and is
overseen by our Investment Commitiee,
~ Pre-leis are used to reduce development

letting risk where considered appropriate.

- Competitive tendering of construction
contracls and, where appropriale,
fixed price contracts are entered inta
We measure inflationary pressure on
construction materials and {abour cosls
{and sensitise lor a range of inflatienary
scenanos) and make appropriate
allowances in our cost estimates and
include within our fixed price contracts.

- Detailed selection and close monitaring
of contractors and key subcontractors
ingluding covenant reviews.

- Experienced development management
team closely monitors design,
construction and overall delivery process.

- Early engagement and strong
relationships with ptanning authorities.
The Beard considers the section 172
factors to ensure the impact on the
environment and communities is
adequately addressed.

- Through our Place Based approach,
we engzage with communilies where we

_operale te incorporate stakehotder views
in our development activities, as detailed
in our Sustainability Brief.

- We engage with gur development
suppliers to manage environmental
and social risks. including through our
Supplier Code of Canduct, Sustanability
Brief and Health and Satety Policy.

- Management of risks acrass our
residential developments in particular
fire and safely requirements.

KRis:

- Total development exposure <12.5%
of portfolio by value.

- Speculative development exposure
<12.5% of pertfolio ERV.

- Residentiai development exposure.

- Progress on execution of key
develapment prejects against plan
lincluging evaluating yield on cost].

- Construction costs inflation farecasts.

Key: Change in risk assessment from lasl year

Increase No change

Decrease

m New risk
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Change in risk assessmenl in year

Our development risk has remained the
same and is considered 2 medium impact
risk with a medium probability.

We are on site with 1.7m sq ft of
davelopments, with new commitments
inciuding Phase 1 of Canada Water and
Phase 2 at Aldgate Place. Our development
expesure remains well within our internal
risk parameters of 12.9%; and our lotal
development exposure is 6.2% of portfolia
gross asset value with speculative exposure
of &.4% |which is based on ERY and includes
space under offer].

During the year, we saw significant
inflationary increases in the construction
supply chain for certain materials

angd labour, which have been further
compaunded by the war in Ukrgine. Qur
inflation forecast {based on lender price
inflation] has increased to around 8-10%

11 2022 and areund 4-5% for 2023 and 2024
based on an expectation of ongoing wage __ .
pressures for tonsiruction workers and
raw materials prices remaining elevated.
This is frequently under review to ensure
our contingencies and c¢ost plans are robust
to deal with the market fluctuatipns. Having
maintained mamentum on our development
programme throughout the pandemic

we have been able to place contracts
competitively and 91% of cosls are

fixed on committed developmenis,

Qpportunity

Progressing value accretive development
is one of our key priorities for eur business
and is a fundamental driver of value.

The strength of our balance sheet, our
relationships with our conlractars and the
experience of our management team means
we are well pasitigned to progress gur
development pipeline, whilst mitigating
the risk through a combination of timing,
pre-lets, fixing costs and use of

joint ventures.

We will continue to actively manitor the
inflationary price ingreases or any potential
delays in the construction supply chain and
work with our coatraciors to manage such
issues. We will also review the imnpact on
development returns prior Lo committing to
future devetopments to ensure we meet our
detailed pre-set cniteria subject to approval
by the Investment Committee.



Financing Risks
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Failure to adequately manage financing
risks may result in a shortage of funds to
sustain the operations of the business or
repay facilities as they fall due.

Financing risks inctude:

- reduced availability of finance,

- increased financing costs.

- leverage magnifying property returns,
both positive and negative.

- breach of covenants on
borrowing facilities.

How we monitor and mitigate the risks

- We regularly review funding

requirements for our business plans

and commitrments. We monitor the
period untl financing is required, which
is a key determinant of financing activity.

Debt and capital market conditions

are reviewed regularly to identify

financing opportunities that meet

aur requirements.

- We maintain good long term relationships
with our key financing partners.

- We set appropriale ranges ol hedging
on the interest rates on cur debt, with
a balanced approach to have a higher
degree of protecticn on interest costs in
the short term and achieve markel rate
finance in the mediuvm to longer term.

- We work with industry bodies and
relevant organisalions to participate in
debate on emerging finance regulations
atfecting our business.

- We manage our use of debt
and equity finance (o balance the
benefits of leverage against the
risks, including magnification al
property valuation maovements.

- We aim to manage our loan lo value
[LTV] through the property cycle such
thal our financial position would remain
robust in the event of a significant falt
in property values. Alongside LTV, we
aiso consider net debt to EBITDA which
measures inceme against our debt fwith
recourse 1o British Land]. With these
metrics, we do nol adjust our approach
to leverage based only on changes in
property market yields,

We manage our investment activity,
the size and timing of which can be
uneven, as well as our development
commitments L ensure that our

LTV and net debt to EBITDA levels
rernain appropriate.

Financial covenant headreom is
evaluaied regularly and in conjunction
with transaction approval.

We spread risk through joint ventures
and funds which may be partly financed

by debt without recourse e British Land.

KRls:

Period until refinancing is required
[not less than twao years).

LTv.

Net debi to EBITDA.

Financial covenant headraom.
Percentage of debt with interest rate
hedging [average over next five years).

Change in risk assessment in year

Qur financing risks overall have remained
cansistent and are considered medium
impact with a low ta medium probability.
The current uncerlain erwironment
reinforces the impertance of a strong
balance sheel. We have continued to
closely manage our LTV which has
increased moderately to 32.9% as a

resuit of investment in growth sectors

and Campus development, olfset 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
cur Groug covenants, which could withstand
a fallin asset values across the portfolio of
49%. prior to taking any miligating actions.

Market interest rates have risen from very
low levels and further rises are anticipated.
In line with our interest rate management
policy, we have hedging on 79% of our
projected debt on average over Lhe

next five years.

Our strong seniar unsecured rating ‘A,
long term IDR ¢redit rating ‘A-" and
short term |0R credit rating 'F1" were
all affirmed by Fitch during the year,
with a slabie cullook.

During the year we have signed a new
£100m ESG-linked revelving credit facility
with aninitial 5 year term. extended our
E450m ESG-linked reveiving credit facility
to 2027, and raised a new £420m ‘Green
loan’ for the Broadgate joint venture,
secured on 100 Liverpoot Street.

We expect Lo continue to be able to

access funds from a range of sources in
the deblt capital markels, as required by lhe
business, for unsecured and secured debt.

Opportunity

The scale and quality of our business
enables us to access a diverse range

of sources of finance with a spread of
repayment dales. Good access ta debt
capital markets allows us to support
business requirementis and take

advantage of epportunities as they arise.

At 31+ March 2022, we have £1.3bn of
undrawn, cormmitted, unsecured revolving:
facilities and cash. and post completion of
the Paddington Central transaction we have
no requirement to refinance until late 2025,
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@ Lovirenmental Sustainahility Risks

A failure to anticipate and respond
appropriately and sufficiently to (il
environmental risks or opportunities and -
lii] preventative steps taken by government
and society could lead to damage to our
reputation, disruption in our operations

and stranded assets.

net zerp that limits glebal warming

ta 1.5°C.

Qur property management department
operates an environmental management
system aligned with ISD 14001. We
contirue to hold 150 14001 and 50001
accreditations at our commercial offices
and run 150-aligned management
systems at our retail assels.

Climaie change and sustainability
considerations are fully integrated
within our investment and development
decisions and are evaluated by the
tnvestment Committee and Board

in all investment decisions.

Through our Place Based approach to
socizlimpact we understand the most
important issues and opportunities in the
communities around each of our places
and focus our eflorts cellabaratively to
ensure we provide places that meel

the needs of all retevant stakeholders.

- We larget BREEAM Outstanding on

This risk category includes the:

- increased exposure of assets to _
physical environmental hazards,
driven by climate change.
- policy risk from the cost of complying
with new climate regulations with
specific performance andfor
technology requirements. -
- overall compliance requirements
from exisiing and emerging
_environmental regulation.
"2 leasing risk as a result of less
sustanable/non-compliant buildings.

How we monijtor and mitigate the risks

- We have a comprehensive ESG
programrne which is regularly reviewed
by the Board, Executive Committee and
CSR Committee.

- The Risk and Sustainability
Commitlees have overseen our
TCFO warking group to implement
the TCFD recommendations including
sCenanc analyses Lo assess our
exposure to climate-related physical

and HMQ3* or residential. We have also
adopled NABERS UK gn all our new
office developments.

- We undergo assurance for key data and
disclosures across our Sustainabitity
pragramme, enhancing the integrity,
quality and usefulness of the
inlormation we provide.

and transition risks.

- The Sustainability Committee monitors
our performance and management
controls, Underpinned by our S5BTi-
climate targets, our guiding corporate
policies [the Pathway to Net Zero and the | ~
Sustainability Brief) establish 2 series of
climate and energy targels o ensure gur | -

KRls:

- Energy intensity and carbon
emissions. Specifically, energy
performance certificates.

Future cost of carbon offsets o meet
our 2030 net zero carbon goal
Portfelio flood risk.

alignment with a societal transition to

Key: Change in risk assessment from last year

Increase No change Decrease ENew risk
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Change in risk assessment in year

Qur environmental sustainability risk
eutlook has increased in the year and is
cansidered a medium impact risk with

a medium probability.

Qverall, the environmental sustainability
risk outlook continues to increase in
prominence and impertance to our
business, our cusiomers and other key
stakeholders. Also, regulatery requirements
and expectations of compliance with best
practice have increased and coniinue

to evolve.

During the year, we have worked closely
with Willis Towers Watson o quaatify

the key physicat and transition risks that
climate change poses lo our husiness and
this is informing our. long term strategy.
The mest malerizt issuesinclude: ftood risk
vulnerability; the increasing price of carban
offsets; and the ¢osls of complying with
minimum EPC standards. More details

offices develapments, Excellent on retail _ are provided in the TCFD disclosures

an pages 49-57.

We are continuing to improve the energy
efficiency of our standing portiolio and have
completed net zero audits of 27 of our major
office and retait assets, identifying energy
effictent interventions and action plans,
Alongside this process, we are identifying
interventions which improve the EPC rating
of buildings rated C and below to comply
with MEES [Minimum Energy Efficiancy
Standard) legislation, which is expected

to require buildings to be A or B rated

[or valid exemptions registered| by 2030.

Opportunity

We have a clear responsibility but also
apportunity Lo manage our business in
the most ervironmentalty responsible and
sustainable way we can. This is integral
ta gur strategy; it creates value for our
business and drives posilive oulcomes

for our stakeholders.

We have made good progress on our 2030
commmitments which include ambibous
targets to be net zero carbon by 2030 and
a focus an environmental leadership. We
were pleased to retain gur 5 star rating

in GRESA, the glabal benchmark far real
eslate, achieving § stars for both Standing
Investmenlts and Oevelopments for the
secand year running
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tnability to recruit, develop and retain

staff and Directars with the right skilis

and experience required to achieve the
business objectives 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 monitor and mitigate the risks
Our HR stratagy is designed to minimise
risk through:

- informed and skilled
recruitment processes.

- lalent performance management
and successien planning for key roles.

- highly competitive compensation
and benefits.

- people development and Lraining.

- our flexible working policy helps retain
employees white promoting work-life
balance and helping Lo improve
productivity.

This risk is measured through employee
engagement surveys, wellbetng surveys,

a0 Custon

The majerity of the Group’s income is
comprised of rent received from our
customers. This could be adversely
affected by non-payment of rent: occupier
failures; inability to anticipate evalving
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 2 high guality. diversified
customer base and monitor ingividual
exposure lo individual occupiers
ar sectors,

- We perform rigorous cccupier cavenant
checks ahead of approving deals and
on an ongang basis so that we can
be proactive in managing exposure to
weaker oCcupiers. An occupier watchlist
is maintained and reqularly reviewed by
Risk Committee and praoperty teams.

- We work with our customers to find
ways Lo best meet their evolving needs.

- Woe take a proactive assel management
approach to maintain a strong occupier
line-up. We are proactive in addressing

employee turnaver, exit surveys and
retention melrics. We engage with our
employees and suppliers 1o make clear
our reguiremnents in managing key risks
including health and safety, fraud and
bribery, modern slavery and other social
ang environmantal risks, as detailed in
our policies and codes of conduck.

KRls:
- Voluntary staff turnover,
- Emptoyee engagement and wellbeing.

- Diversity and inclusion.

Change in risk assessmentin year

Our people and culture risk has

increased in the year and is considered

a medium impact risk with a medium to
high probahility.

This risk has increased in the year rellecling
the challenging operaiing environment
caused by Covid-19, together with general
rising wage expectations and 2 recent
increase in ernployee mobility.

key lease breaks and expiries

te minimise periods of vacancy.
- We regularly measure customer

satisfaction acrass our customer

base through custemer surveys.

KRls:

- Market letting risk including
vacancies, Bpcoming expiries and
breaks. and speculative development.

~ Occupier covenant strength and
concentration lincluding percentage
of rent classified as "High Risk’l.

- Qceupancy and weighted average
unexpired lease {erm,

Change in risk assessment in year
Qur customer risk has reduced from its
elevated position last year, but is still
considered both a medium ta high
impact and probability risk.

Our cuslomer risk was heightened al last
year end as most of our custorners were
unable to operate their businesses due to
Covid-19 related restrictions, impacting
their ability to pay rent. Whilst our
performance continuad to be impacted,
our rent colleclion has recovered lo close

Following the easing of lockdown
reslrictions, we have successiully
transitioned our people back to the office,
whilst supperting indviduals with more
flexible working arrangements, We have
facused on staif wellbeing and have actively
seught feedback from staff through pulse
surveys and laken several steps as a result
to promote wellbeing.

We are committed to improving the
diversity, equality and inclusivily of sur
business and in November 2021, the CSR
Commitiee approved our DE&] strategy
which sets out qur 2030 ambitions for
the business.

Opportunity
We have 2 broad range of expertise

across our business which is critical to the
successiul delivery of our strategy. Our staff |
turnover remains relatively low. We will
assess our employee proposition to ensure

it slilt getivers what people most value

in a changing labour markel. We have an
opportunity to enhance our good employer
brand. but will continue to keep this under
revigw, and will actively monitor and

promote wellbeing.

to pre-pandemic levels as the UK econarny
recovered across the year,

We have continued to work closely with our
customers to maximise occupancy and rent
collection whilst monitoring their covenant
strength and taking aclions appropriately.
This is reflected in our rent cotlection
which 1s $7% for the year.

As our markets have continued ta polarise,
customers demand more from the places
where they work and shop. We are well
positioned across both cur Campuses and
Retail & Fulfilment portfolios where we
fecus on providing best-in-class space;
and thus has been evidenced by our

strong leasing activity.

Locking forward, we are mindful that higher
input prices rmay impact the profitability of
our customers, particularly on the retail side.

Opportunity

Successful customer relationships are
vital to our businass and continued growth.
Qur business model is centred around

our customers and aims to provides them
with modern and sustainable space which
aligns to their evolving needs and that of
our markels.
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The Group’s ability to protect its
reputation, income and capital values
could be damaged by a tailure to manage
several key operational risks 16 our
business including:

- Information Systems & Cyber Security.
Health & Safety.

- Third Party relationships.

- Financial caime compliance.

Compliance failures such as breaches
in regulations, third party agreements,
loan agreemen(s or tax legislation
could also damage reputation and

our financial performance.

How we monitor and mitigate the risks

- The Executive and Risk Commitlees
maintain a strong focus on the range
of aperatianal and cormnpliance risks
to our business.

Information Systems and Cyber Security
- The InfeSec Steering Committee
chaired by the Head of Strategy.
Digitak and Technology, oversees
our 1T infrastructure, cyber security
and key IT controls and reports to the
Risk Committee and Audit Commitiee.

- Cyber security risk is managed using
a recognised securily framawork,
supported By best practice security tools
across our technology infrastructure,
IT security policies, third party risk
assessments and mandatory user
cyber awareness training.

Health & Safety

- The Health, Safety and Environment
Committee is Chaired by the Head of
Property Services and governs the
Health & Safety management systems,
processes and performance in terms of
KPls and reporis to the Risk, Audit ang
C5R Committees.

- All our properties have general and fire
risk assessments undertaken annually
and any required improvements are
implemented within defined time Irames
depending on the calegory of risk

- Allour employees must atiend H&S
training relevant to their roles.

Third Party Relationships

- We have a robust selection process
for our key partners and suppliers;
and contracts contain service level

agreements which are monitored regularly.

We maintain a portfotio of approved
suppliers {0 ensure resilience within
our supply chain.

Financial Crime Compliance

- We operate a 2ero lolerance approach
for bribery. corruption and fraud and
have policies in place to manage and
monilar these risks.

- Altemployees must underiake
mandatory training in these areas.

KRis

- Information Systems
Vulnerahility Score.

- Cyber Secunty Breaches.

- HA&S Risk Assessments.

- H&SIncidenls.

Key: Change in nsk assassment from last year

Decrease

Increase

No change

New rigk
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E Change in risk assessmentin 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 Relationships
and Financial Crime Compliance.

The wider use of digital technology across
tha Group increases the risks associated
with information systems and cyber securilty
such as ransomware, ptishing, malware
and social engineering. [n the wider market;
cyber risks continue to be heightened due to
the rise in attempted cyber attacks, in some
cases exploiting changes in working
patterns due to Covid-19.

Buring the year, our Health & Safety team
have continued to prioritise the safety of our
peopte whilst working away from the office
at times as well as the management of
our asseis and developrments to ensure
the business is operating in a safe and
carmpliant manner, We cantinue to closely
menitor the regulatery environment and
respand to any new requirements, for
instance lire safely improvements, 1o
ensure campliance.

The Group provides Lhird pariy services to

a nurmber of key joint venture partners, the
number of which has expanded in the year,
and ensuring that the provision of those
services is al an appropriaie level continues
to be a key focus for the business.

Opporiunity

Our business is set up to navigate and deal
with complexity. Our ability to manage and
operate large complex properiy portfolios
and developments is a key differentizlor and
allows us to work with selected joint venture
pariners who value our expertise. We will
cantinue to invest in and develop our
platfarm to deliver these services.



VIABILITY STATEMENT

Viability
statement

Assessment of prospects

The Directors have warked consistently over
several years to ensure that 8ritish Land
has a strong and robust financial position
and the Group is now benefiting from that,
as follows:

- The Grouvp has access to £1.3bn of cash
and undrawn [acilities. Before factoring
in any incama receivable, the facilities
ang cash would be sufficiens to cover
forecasl capital expenditure, property
operating costs, administrative
expenses, maturing debt and
interast over the next 12 months,

- The Group retains significant headroom
onits debt covenants, has no income or
interest cover covenants on unsecured
debt and has ne requirement to
refinance until kate 2025.

- Inthe year we signed a £420m Green
Loan {acility for the Breadgate joint

. venture secured on 100 Liverpcol Streat,
arranged a new £100m RCF to 2027 and
extended an existing £450m RCF for a
further year to 2027.

The sirateqy and risk appetite drive the
Group's forecasis, These cover a five-year
period and consist of 3 base case forecast
which includes committed transactions
anly: and a forecast which also includes
non-committad transactians the Soard
expects the Group to make, in line with

the Group's strategy. A five-year forecast

is considered to be the optimum balance
between the Group’s long term business
model to create Places Pecple Prefer

and the fact thai property investment is a
long term business with weighted average
lease lengths and drawn debt maturities

in excess of five years (5.8 and 6.9 years
respectively at March 20221, offset by

the progressively unreliable nature of
{orecasting in later years, particularly given
the historically cyctical UK properly industry.

Assessment of viability

Far the reasons oputlined abeve, the periad
over which the Directors cansider it feasible
and appropriate to report on the Group’s
viahility remains five years, to 31 March 2027,

The assumptions underpinning the forecast
cash flows and covenant campliance
forecasis were sensitised to explore the
resilience of the Group lo the potential
impact of the Group's significant risks.

The principal risks tabie on pages 88-%4
summarises those matlers that could
prevent the Group from delivering on its
strategy. A number of these principal risks,
beecause of their nature or potential impact,
could alsa threaten the Groug's ability to
continue 10 business in its current form if
they were to occur.

The Directors paid particular attention

to the risk of a detericration in economic
outlook which would adversely impact
praperty fundamenlals, including investor
and occupier demand, and which would
have a negative impact on valuations,
cashflows and a reduction in the availabibty
of finance. In addition, we have sensitised
for the potential imptications of a major
business event and/or business disruption.
The remaining principal risks, whilst having
an impact on Lhe Group’'s business model,
are not considered by the Direclors to have
a reasonable likelihood of impacting the
Group’s viahility over the five-year period

to 31 March 2027,

The most severe but plausible downside
scenario, reflecting a severe ecanomic
downturn, incorporated the

following assumptions:

- Slructurat changes to the property
market and customer risk, reflected
by an ERV decline, cccupancy decline,
increased void pericds, development
delays, no new lettings during FY23, the
impact of a preportion of our high risk
and medium risk occupiers entering
administration, and lower rent
collection |as previously
experienced during Covid-19).

- Areduction ininvestment property
demand to the level seen in the last
severe downturn in 2008/09, with
outward yield shifi o 9% net
equivalent yield.

The outcome of the ‘severe downside
scenario” was that the Group’s covenant
headroom on existing debt li.e. the level

at which investment property values wauld
have Lo fall before a financial breach occurs]
reduces from 49% to, at its lowest level,
18%, prior to any mitigating actions such as
assel sales, indicating cavenants on existing
facilities would not be breached.

Based on the Group’s current
commitments and available facilities there
15 no requirement lo refinance until 1ate
2025. In the normal course of business,
financing is arranged in advance of

The British Land Company PLC 00421920

expected requirements and the Direclors
have reasonable confidence that additional
or replacement debt facilities will be putin
place prior to this date.

In the ‘severe downside scenario’ the
refinancing date reduces to early 2025.
Howaver, in the event new finance could not
be raised mitigating actions are availabte

to enable the Group to meet its future
liabilities at the refinancing date, principally
asset sales, which would atlaw the Group ta
continue Lo meelts i liabilities over the
assessment period.

Viability statement

Having considered the forecast cash flows
and cavenant compliance, and the impact
of the sensitivities in combination in the
‘severe downside scenario’, the Direclors
confirm that they have a reasanable
expectation that the Group will be able

10 continue in operation and meet its
liabilities as they fall due cver the

period ending 31 March 2027.

Going concern

The Directors also considered it appropriate
to prepare the financial statements on the
going concern basis, as explained in the
Governance Review.

During the year the Board assessed

the appropriateness of using the ‘going
concern’ basis of accounting in the linancial
statements. The assessment considered
future cash Hows and debt facilities [to
assess the liquidity risk of the Company)
and the availability of finance [to assess
solvency risk}. The assessment covered

the 12-month period required by the

‘going cancern’ basis of accounling.

fotlowing these assessments, the
Directors believe that the Greup is well
placed to manage its financing and other
business risks satisfactorily and have a
reasonable expectation that the Company
and the Group have adequale resources o
continue in operation for at least 12 months
irom the date of the Annual Report. They
therefore consider it appropriate to adopt
the going concern basis of accounting in
preparing the financiat statements.

The Stralegic Report was approved by the
Board on 17 May 2022 and signed on its
behalf by:

Lrrn

Simon Carter
Chief Executive

British Land Annual Report and Acceunts 2022 97



99

GGovernance

Chairman’s intreduction

101

Board of Directors

104

Governance at a glance

105

Gavernance review

110

Key investor relations activities
during the year

11

Board activity

12

Report of the Corporaie Social
Responsibility ICSR) Committea

114

Report of the Nomination Committee

120

Report of the Audit Commitlee

127

Directors’ Remuneration Report

154

Directors” Report and
additional disclosures

‘Directors’ Responsibilities Statement

The British Land Company PLC 00621920



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
on page 10 the Campany has a clear and
ambitiows strategy to fulfil its purpose in
creaning Places People Prefer. By utilising
our compelitive advantage in aciive asset
management and developmant combined
wilh meaningful stakeholder engagement,
the Company is working hard to capture
growth and deliver financial returns in an
increasingly more susiainable way,

The Board's role during the year has been
to challenge and suppori management both
in the development of the new skrategy and
in its exeeution, providing challenge and
independent lines of sight to refine and

, mazximise the business’s objectives.

As the Company has delivered on its priority
to more actively recycle capital from its
mature portfolio and invest inic growth
sectors, unigue developments and value
appartunities, the Board has takan bold
decisions whilst ensuring financial and
arganisational longevity. Financial capacity,
the dermands on the workforce, shareholder
returns, aur sustainability goals and the
impact on our broader stakeholders

have all been at the forefront of our
decision-making process

The nature of our business, from investing

- in and developing properties to managing

and curating our spaces, means we have
a continuous dialogue with a wide group

‘of stakeholders and consider our

environmental and social impacts in
all that we do. This cultural appraach
is central to our purpose and flows
thraugh all levels of the organisatien.

As the Company cantinues to work towards
its ambitious strategic and sustainability

The British Land Company PLC 00421920

Training

During the year, the Board participated
in a deep-dive training sassion on the
progress against our 2030 Sustainabitity
Strategy and the future initiatives that
will drive carbon reduction. Our subiect
matter experis grovided detailed training
on tha technical aspects of ermbedied
and operational carban, the Company’s
broad sustainability reporting
programme, external investor and
analyst views on sustainability and

the focus of the management team

for the year ahead.

Glossary

I. Remuneration policy and engagernent
with shareholders [DRR page 127]

2. Director biographies
|Directors’ Report page 101]

3. Board changes and appaintment
pracess followed during the year
INomination Committee Report,
page 116}

AGM

Following the success of the 2021 AGM,
we will once again be holding a bybrid
meeting on 12 July 2022 at Storey Club,
100 Liverpool Street. Full details are
cantained within the 2022 Netice

of Meeting. We would encourage
shareholders to join either virtually or
ohysically and participate in tha meeting.

objeclives, the Board will continue to
develop its operation to ensure that the
governance framework the Campany
operales under is complementary to
those objectives.

This year, | wani to provide you with

an insight into the core role of the Board
during the year under review, with a focus
on stakehclder engagement and the impacl
it has on aur decision making process. The
case studies on the following page give a
real insight into the work of the Board and
the matters that are considered that go to
the heart of how British Land cperates.

| hepe you find this new format useful

and enjoy reading about our work.

The rest of our corporate governance repart
will describe in detail how the Company
continues te uphold high standards of
corporate governance. Each Commitlee
Chair will provide a detaited view of the
work that their respective Committee

has undertaken.
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Applied governance

As | look faorward to the year ahead, t would
like to take the opportunity to thank my
colleagues on the Board and acrass the
busingss lor their continued hard wark

and dedication.

‘w—»g&""

Tim Score
Non-Execytive Chairman

Stakehalder engagement
Stakeholders are at the centre of our
decision making process ta ensure that as a
business we produce Places People Prefer.
Pages 32-34 outline our stakehelder
groups and provide deiails of how we
engage with them.

The following case studies provide
examples of principal decisions taken by the
Board during the year, and how Directors
have had specific regard to elements of
section 172 lal-1f] of the Companies Act
2006. Our formal secijon 172 Statemeni

is within the Strategic report on page 33.

Qur Warkiorce Engagement Statemeni is
incorparated within the report of the CSR
Cornmitige on pages 114-115 which
provides Board level oversight of this
important wark. -

Canada Water

Working with AustralianSuper and in partnership
with Southwark Council, this mixed use scheme
is expected to incluge 3,000 new homes
alangside a mix of commercial, retail

and community space,

Image is a CG!

Principal Board Decisions

The Directors individually and collectivety
consider their obligalions under section
172 (al-1f) of the Companies Act 2006
when making decisions. Management take
care to prepare decisicn papers that are
scrutinised at execulive level committees
and subsequently endorsed if appropriate
befare they are presented to ihe Beard.
Directors take great comfort from the -
detail and diligence that management
2pply in preparing papers, and individual
Board members often Lake the opportumty
to have briefings with subject matter
experts o bolster their knowledge.

A checklist is pravided within each
decision paper that details the individual
subsections of section 172 and the impact
that the decision is likely to have on each
stakeholder group, Whilst all stakeholder
groups are considered, the following are
some examples of the principal decisions
taken by the Board during the year

that demonstrate the impact of the
decision process:

Case studies:

1. Part disposal of Canada Water

to AustralianSuper

ln March 2022, the Company announced
the sale of 50% of our share in the Canada
Water Masterplan to AustralianSuper

and the creation of 3 new joint venture.
The transaction delivered on our glan

Lo introduce a partner on the project to
accelerate delivery of and returns from
the Masterplan._ This new structure also
provides visibility over the 10-year
development programme, benefiting the
internal project team, the suppliers and
partners that we are contracied with and
the tocal communities and end cusiomers
that will be able to have the benefil of the
schema gnce finrshed.

Securing a partner as credible as -
AustralianSuper with a irack recordin
respensible investing and delivering rmixed
use redevelopmenis within London was
a key consideration for the Board. The
{ung term impacis on the Company's
reputation for high standards of business
cenduct are reflected by our choice of
AustralianSuper and the Board was
satisfied that, culturaliy, the two
organisations would fit well together

2. 2 Finsbury Avenue

The Board approved the demalition of
the existing 2 Finsbury Avenue building
and enabling works for the proposed
redevelepment in January 2022. In
doing so, the Board had regacd to the
environmenial impact of the scheme
by reference to the Company’s 2030
Sustainability Strategy and the
embaodied carbon levels proposaed

for the development.

In preparation for the proposal being
brought to the Board, the lnvestment
Committee reviewed the proposal on
two separate occasions and challenged
the project team to make design and
procurement changes to reduce carbon
to @ market leading level for a new high
rise building.

The proposal that the Board subsequently
censidered detailed how material and
method innovations had been employed

to improve the sustainability credentials of
the design, which in tura slighily increased
development costs. Reflecting strang
demand for mose suslainable space, a5
evidenced at 1 Broadgate which was fully
let faur years ahead of completion al
attractive rents, the Board was satisfied
thal any increase in costs would be more
than offset by higher rents as a result of
its stronger sustainability credentials.

3. Free shares

As detailed within the CSR Committee
report on page 115, the employee
engagement survey |5 a key kool that the
Board 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 valved the Free Share
awards under the Company’s Approved
Share fnceative Pian which had been
suspended during the Covid-19 pandemic.

Management had originally intended to
continue to suspend the award of free
shares as parl of the budget foracasting
process lar the year ending 31 March
2023. However given the strong financial
perfarmance ol the Company during the
year and the high value our employaes
put on the Free Share awards, the Board
approved the proposal by management 1o
provide Free Share awards across all BL
employing companies.
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BOARD OF DIRECTORS

Driving success

Our Board develops strategy and
leads British Land to achieve
long term success.

1. Tim Scare

Non-Executive Chairman [N
Appointed as a Non-Exacutive Director
in March 2014 and as Chairmanin
July 2019.

Skills and experience

Tim has significant experience in the

rapidly evolving glebal technology landscape
and brings years of engagement both with
mature economies and emerging markets
tc the Board.

Kea is the Deputy Chair, Senior Independent
Director and Chair of the Audit Commitiee
at Pearson plc and is a Non-Executive
Director at the Football Association.

He is also a Non-Executive Director and
Chair of the Audit and Risk Committee at
Bridgepoint Group plc and sits on the board
of trustees of tha Royal National Theatre.
Tirm was formerly a Non-Executive Directer
at HM Treasury, Chief Financial Officer of
ARM Holdings PLC and held senior linancial
positians at Rebus Group Limited, William
Baird plc, LucasVarity plc and BTR ple.
From 2005 to 2014, he was a Non-Executive
Director of National Express Group PLC,
incleding time as interim Chairman and

six years as Senior Independent Direclor,

2. Simon Carter

Chief Executive Officer

Appointed to the Board as Chief Financial
Ofticer in May 2018 and as Chief Executive
in November 2020

Skills and experience

Simon has extensive experience of finance
and the real estale secter. He joined British
Land from Logicor, the owner and operator
of European logistics real estate, where he
had served as Chief Financial Oticer since
January 2017, Prior to joining Logicor, from
20150 2017 Simon was Finance Director at
Quintain Estates & Development Plc. Simon
previously spent over 10 years with British
Land. working in a variety of financial and
strategic roles and was a member of our
Executive Committee from 2012 until his
departure in January 2015. Simon also
previcusly worked for UBS in fixed income
and qualified as a chartered accountanl
with Arthur Andersen. In May 2022, Simon
was appointed to the Board of Real Estate
Balance, a campaignring organisation
working to improve diversity and

inclusian in the real estate industry.

3. Bhavesh Mistry
Chief Financial Officer
Appointed ta the Beard in July 2021.

Skills and experience

Bhavesh brings a broad range of financial,
strategic and transformation experience

to British Land gained across a number of
multinational organisations. Prior to joining
British Land, Bhavesh was Deputy Chief
Financial Officer at Teseo PLC. Bhavesh has
previously held senior finance and strategy
roles in a range of consumer-facing
businesses including Whitbread Hotels

and Restayrants, Anheuser Busch InBev
and Virgin Media. Bhavesh qualified as a
Chartered Accountant with KPMG and holds
an MBA from Landon Business Schoal.

Board Committee membership key

Audit Committee

Corporate Sacial Respansibility Committee
Naornination Cornmitlee

Remuneration Committee

Chair of a Beard Committee

(R =N-R -
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&. Preben Prebensen

Senior Independent

Non-Executive Director BT [E
Appointed as 3 Non-Executive Director in
September 2017 and Senior Independent
Director in July 2020.

Skills and experience

Preben has 30 years’ experience in
driving fong term growth for British
banking businesses.

He is curcently the Independent
Non-Exacutive Chairman of Riverstone
International. having previously been Chief
Executive of Close Brothers Group plc from
2009 until 2020. Preben was formerly the
Chief Investment Officer of Catlin Group
Limited and Chief Executive of Wellington
Underwriting plc. Prior to that he held a
number of senior positions at JP Margan,
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BOARD OF DIRECTORS continued

Board Committee membership key

Agdit Commitiee

Corporate Social Respansibility Commitlee
Nomination Commitiee

Remuneration Committee

Chair of a Board Committee

C8Eas

5. Laura Wade-Gery

Non-Executive Director [RIET
Appointed as a Non-Executive Director
in May 2015,

Skills and experience

Laura has deep knowledge of digital
transformation and customer experience
and brings her experience leading business
change management to the Soard.

She is Chair of NHS Digital and 2
Non-Executive Directar of MHS England.
Mosl recently, Laura accepted the pasition
of Non-Execuiive Director at Legal &
General Group pic. Until April 2021, she
was a Non-Executive Director of John
Lewis Partnership plc. Previously, Laura
was Executive Director of Mulli Channel at
Marks and Spencer Graup plc, served in a
nurnber of senior positions at Tesco PLC
inciuding Chiet Executive Dfficer of Tesco.
com and was a Non-Executive Direclor of
Reach PLC {formerty known as Trinity
Mircor plcl.

6. Loraine Woedhouse
Non-Executive Director [4]

Appointed as @ Non-Exaecutive Cireclor
in March 2021,

Skills and experience

Loraine has extensive experience across all
finance disciplines and has worked within
many different sectors including real estate
and retail.

Loraine has been Chief Finaneial Officer of
Halfords Group ple since 1 November 2018.
Prior 1o jeining Hallords, Loraine spent five
years in senior finance roles within the John
Lewis Partnership. In 2014 Loraine was
appointag Acting Group Finance Direcior
and subsequently as Finance Director of
Waitrose. Prior to that, Loraine was Chief
Financial Officer of Hobbs, Finaace Director
of Capital Shapping Centres Limited
|subsequenily Itu Pic] and Finance
Director of Costa Coffee Limited. Loraine's
early career included finance and investar
relations roles at Kingfisher Plc.

7. Alastair Hughes

Non-Executive Director [€]
Appointed as a Non-Executive Direclar
in January 2018.

Skills and experience

Alastair has praven experience of growing
real estate companies and is a fellow of the
Royal Institution of Chartered Surveyors.,

Alastair is @ Nen-Executive Director

of Schroders Real Estate lnvestment Trus!
Limited, Tritax Big Box REIT and QuadReal
Property Group, with over 25 years of
experience in real estate markets.

He is a former Oirector of Jones Lang
LaSalle tnc. [JLL} having served as
managing direcior gf JLL in the UK,

as CEO for Eurape, Middle East and
Atrica and then as CEQ for Asia Pacific.
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8. Irvinder Goodhew

Non-Executive Director
Appointed as 2 Non-Executive Dicector
in Octeber 2020.

Skills and experience

Irvinder brings over 25 years of experience
through operational, strategic and digital
transformation roles in 2 broad range of
sectars including retail, consulting and
financial serwces.

She is currently a Managing Director at
Alvarez & Marsal and was previously a
Transformation Director at Lloyds Banking
Group ple. Irvinder held several senier
exacutive posilions in the UK and Australia
in consumer facing industries, across
supply chain pperations. strategy and
transformation for FTSE 100/ASX
organisatiens including J Sainsbury pls.
Coles Greup and BOC Group. frvinder's
indusiry experience is comptemented

with a career in global stralegy consulting
including her role as a Partner with AT
Kearney leading their consumer and retail
practice in Australia and New Zealand.




9. Nicholas Macpherson
Neon-Executive Director

Appointed as a Non-Executive Director
in December 2014.

Skilts and experience

Nichotas has directed organisations
through both fiscat and strategic change
rmanagement and brings this vilal expertise
to the Board.

He is Chairman of The Scottish American
investment Company PLC, a Director of C,
Hoare & Co. and a member of the Advisory
Council to Arcus Infrastructure Partners.
Nichalas was the Permanent Secretary to
the Treasury for over 10 years fram 2005
to March 2014, leading the department
thraugh the financial crisis and
subsequent period of banking reform.

10. Lynn Gladden

Non-Executive Director
Appointed as a Non-Executive Direclor
in March 2015.

Skitls and experience

Lynn is recognised as an authority in
working at the interface of advanced
technology and indusiry. Her critical
thinking and analytical skills bring a
unigue dimension to the Board.

She is Shell Professor of Chemical
Engingering at the Univeraity of Cambridge
and was appainted as Exscutive Charr of
the Engineering and Physicat Sciences
Research Council [UKRI] in 2018. She is
also a fellow of the Rayal Seciety and
Royal Academy of Engineering.

11. Mark Aedy
Non-Executive Director @
Appainted as a Non-Executive Director in

~ September 2021.

Skills and experience

Mark is @ Managing Oirectar and Head of
Maelis & Company EMEA & Asia Investment
Banking. Prior to 20609, Mark was on the
Global Executive Cormnmittee of Corporate &
Investmant Banking at Bank of America
Merrill Lynch and before that was Head of
Investment Banking EMEA al Merrill Lynch.
Astde from his executive career Mark holds
various non-profit and public secior board

roles, including Seniar Independent Director

of the Royal Marsden NHS Foundation Trust
and is a Trustee of the HALO Trust. He is
also a Visiling Fellow at Oxford University.
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12. Brona McKeown

General Counsel and Company Secretary
Appointed as General Counsel and Company
Secrelary in January 2018. In January 2022
Brona also took on responsibility for

Human Resources.

Skills and experience

Before jointng British Land, Brona was
Generat Caunsel and Company Secretary
of The Co-gperative Bank plc for four years
as part of the restructuring execulive team.
Immediately prior to that she was Interim
Gereral Counsel and Secretary at the
Coventry Building Saciety. Prior Lo October
2011, Brona was Global General Counsel of
the Cerporate division of Barclays Bank ple,
having joined Barclays in 1998. Brona
trained and spent a number of years

at a large City Law firm.
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GOVERNANCE AT A GLANCE

A strategic enabler

Our governance structure
ensures that the right people
have access to the right
information. Delegated
authorities throughout

our organisation enable
effective decision making

at appropriate levels.

Board attendance

The British Land Campany PLC 00621920

Meeting
Direclor AWlendance
Tim Score &/6
Simon Carter 616
Bhavesh Mistry 5/5
Preben Prebensen &/6
Mark Aedy 113
Lynn Gladden b/6
Alastair Hughes 6/6
Irvinder Goodhew b/6
Nicholas Macpherson &/6
Laura Wade-Gery' 5/6
Laraine Woadhouse &/6

1. Laura Wade-Gery missed one Board meeting in May 2021 due to illness. but ensured a full report 6f the'
matters considered by the May 2021 Remuneration Committee which she had chaired was made at the

Board meeting despite nat being able to attend herself.

The Board continues to demonsirale individual and collective commitment ta British Land by devoling

sufficient time ta discharge its dulies and each year the Directors are asked e report their time spent on
British Land commitments. In addition 1o formal meelings, the Board met collectively with managernent
in February lor the annual strategy ofisite as well as for informal networking evenis throughout the year.

Governance framework

Beard of
Directors

Chief
Executive

Cammunity

Investment
Committee

Corporate

Audit Social
Committee Responsibility
Committee

Executive
Committee

Investment
Committee

Health
and Safety
Committee

Transition
Vehicle
Committee
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Sustainabitity

Nomination
Committee

Remuneration

Committee

Executive
Membership
comprises
Executive
Commiltee
members.

The Committees
ensure the
implementation
of the Company
slrategy.

Risk
Committee

Management
Membership comprises
key personnel from
across the business

in the relevant subject
area. The Committees
are involved in the
granular day to day
tasks within their remit.

Committee

Further information about the different
Committees can be found on page 107




GOVERNANCE REVIEW

Corporate
Governance
Report

Code compliance

We are reporting égamsl the 2018 UK
Corporate Governance Code [the ‘Cade’)
available al frc.org.uk. The Board considers
thai the Company has complied with all
relevant provisions of the Code throughout
the year.

For the purposes of Pravision 5 of the
Code, the Board has designaled the CSR
Committee as our prescribed method

of averseeing warkforce engagement,
which provides greater resource at Board
level than a single beard member and
demonsirates our continued commitment
to excellent workforce engagement.

Board leadership

—

ardd 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 evalving
needs of the peaple and organisations
who use our places every day and the
communities who live in and around them.
The changing way people choose to wark,
shop and live is what shapes our stralegy,
enabling us io drive demand for our space.
in turn creating value over the long term.

The Board, supported by an expert
management team, centinues Lo maximise
the compelitive advantages of the Company
by utilising a deep history of stakeholder
engagement to produce Places People
Prefer and maximise sustainable value for
shareholders. The Cempany is led by the
Board in its entrepreneurial appreach to
placemaking and continues Lo innovate

and produce world class destinations.

As at 31 March 2022, the Board comprised
the Chairman, the CEQ, the CFD and eight
independent Non-Executive Directors.

We continue to have 3 strong mix of
experienced individuals on the Board. The
rajority are independent Non-Executive
Directors who are not only able to offer

an external perspective on the business,
but also construclively challenge Executive
Directors, particularly when developing the

Campany's strategy and in their performance.

Our governance structure is designed to
ensure that decisions are taken at the
approgpriate level and with the proper
degree of oversight and chalienge.
Elements of our business require quick
decision making and this is enabled by an
agile Board and management team that
coliaborate effectively on complex issues.
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Strategy days

Following the lifting of pandemic
restrictions, the Board was able to hold its
annual strategy off-sile in personin London
in February 2022. The event was attended by
the full Board and Executive Committee and
was structured (o allaw for the development
of and challenge to the Company's corporate
strategy, with a balanced program of
presentatians, debate and discussion.

The CEO, senior executives and external
guests 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
London Campuses, our people strategy.
develepment in the innavation sector,

and presentations from external parties

on the role of cilies in a post-pandemic
environment and emerging technologies
including the metaverse,

Culture and stakehotder engagement
The Company’s purpose is core Lo avery
decision taken by the Board. As detailed
on pages 8-9, the Company has

a framework of values and strategic
measures that underpin our purpose

to ensure that the strategy and culture
of the Cormpany are aligned. Led by the
C5SR Cormmittee, we have a bread range
of workforce engagernent mechanisms
1o ensure the Board is able to assess the
culture of the arganisation. Our worklorce
engagement mechanisms are descriped
on pages 114-115.

Although the CSR Committee has general
oversight of and responsibility for workforce
engagement, it collaborates with other
Board Committees as appropriate to the
extent that issues identified fall under the
remit of 2 ditferent Committee. The Board
is regularly updated by Commmitiee Chairs.
The Board has delegated oversight of the
Company's whistleblowing arrangements
1o the Audit Committee bul retains overatl
responsibility and receives updates on
cases as appropriate.
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GOVERNANCE REVIEW continued

Board leadership

—

and company purpose

The British Land Leadership Team consisis
of the Executive Commitiee and its direct
reports in management roles who meet
regularly both formally and informally

10 ensure there is a direct and visible link
across the business, and act as a channet
for workforce views Lo reach the Board.

As well as workfarce engagemen!, the CSR
Committee has formal responsibility for
engagement with the Company’s wider
stakeholders. Stakeholder engagementis
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 commuaities that
we serve. The mechanisms that ensure
effective stakeholder engagement are
detailed on pages 32-34. Examples

of how principal decisions taken by the
Beard have been shaped by the impacls
on our stakeholders are described in

the Chairman’s letier on page 99.

Further information on British Land’s contribution io
wider sociely can be lound on pages 38-48

Engagement with major sharehciders
Institutional investors and analysts
receive regular communications from
the Company, including invester relations
events, one-la-one and group meetings
with the Chairman and Executive Directors,
and tours af our majer assets. We have a
dedicated investor relations team which
manages pur day to day shareholder
engagement and provides regular
feedback to the board

Throughout the year we have hosted a
nuember of investor events. both virtually
and in persen after the lifting of pandemic
restrictions. Inveslor events inciuding site
taurs have been held at Canada Water and
Norton Folgate, and the CEO. CFO and Head
of Real Estate have delivered their usuat
halfyear and full year results preseniations
as well as participating in a number af
viriual and in-person roadshows, private
clienis roadshows and retail investor
meelings. We alsc engaged with our major
shareholders during our review of our

Remuneration Policy. The resutting changes

to the policy are summarised on page 129.
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The Chairman is commikted to ensuring
that shareholder views, both positive and
negative, are relayed back to the Board and
is assisted by the executive team in deing
so. The Chairman, Senier Independent
Director, CEQ and CFO are available to
address any concerns our stakehelders may
with to raise. In June 2021 the Chairman
attended a number of meetings with key
investers and shareholders including,
amang others, BlackRock, Norges Bank
and Brookield,

In addition to the Chairman’s efforts, the
Chiaf Executive provides a written report
at each scheduled Board meeting which
includes a summary of markel activity and
comrentary on investor meetings in the
period. Direct feedback received during
readshows and olher events is made
available to the Board as appropriate.

The Board engages with wider sharehalders
via our Annual Generat Meeting which

is held ina hybrid format and aliows

for shareholders to submit comments

or questions for the Board either in

person or via the website or tetephane.

Conflicts of interest and

external appointments

The Directors are required Lo avoid a
siluation in which they have. or could

have, a direct or indirect conflict with the
interests of the Company. The Board has
eslablished a procedure whereby Directors
are required to notify the Chairman and the
General Counsel and Company Secretary
of alt new potential autside interests and
actual or perceived ¢onflicts thai may afiect
them in their roles as Directors of British
Land. The Board reviewed its Conflicts of
Interests Palicy during the year and made
amendments to provide a distinclion between
the approvals required for significant and
non-significant appointments.
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Any exiernal appoiniments must be
approved before they are accepted by
Directors. The Board has delegated
authority to the Chairman lor Senior
independent Directors for appointments
concerning the Chairmanl and any other
member of the Nomination Cammitlee te
provide approval far significant appeintments
in belween schedyuled Board megtings. An
updated register of situational conflicts of
interest is then tabled at the next scheduled
Board meeting fer approval by the full
Board. The register is provided ko the Board
for review and approval at least \wice a year.

In November 2021, Tim Score was appointed
as Non-Executive Director of Bridgepaint
plc and Laura Wade-Gery was appoinied as
Non-Executive Director of Legal & General
Group plc. In September 2021 brvinder
Goodhew was appointed as managing
directar of Alvarez and Marsal. In all 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 appraval of the appointments was
given and they were subsequently noted

in the regisker of situational conflicts

which was then approved.

Non-Executive Directors’ letters of
appointment sel out the time cammitments
expecled from them. Following consideration,
the Nomination Commiltee has concluded
Lhat ali the Non-Execuiive Directors
continue to devole sufficient time ta
discharging their duties to the required
high standard. Further details on the
process for appoiniment to the Board

can be found within the Report of the
Nomination Commiitee on page 117,

British Land’s policy is to allow Execulive
Directors Lo take ane non-execulive
directorship at another FTSE company,
subject to Beard approval. The Executive
Directers do not currently hold any such
Nan-Executive Direciorships.



Division of

responsibilicies

The British Land Company PLC 00621920

There is a clear written division

of responsibilities between the
Chairman (who is responsible for
the leadership and efiectiveness of
the Board) and the Chief Executive
(who is responsible for managing
the Company).

The respensibilities of the Chairman, Chief

Executive and Senior Independent Director
have been agreed by the Beard and are

available to view on our website britishland.

com/structure-committees.

When running Board meetings, the
Chairman maintains a collaborative
atmosphere and ensures that all Direclors
have the opportunity to contribute to the
debate. The Directors are able ta vaice
their opiniens in a calm and respectfut

environment, allowing coherent discussion.

The Chairman also arranges informal
meetings and events throughout the year
to help build constructive relationships
belween Board members and the senior
management team. The Chairman meets
with individusl Directors outside of formal
Board meetings to allow for open, lwo-way
discussian aboul the effectiveness of the
Board. its Commitiees and its members.
The Chairman is therefore able to

remain mindful of the views of the
individual Directors.

Operatien of the Board

Our governance framework set out on page
104 ensures that the Board is able to focus
on strategic proposals, major {ransactions
and governance matters which affect the
long term success of the business.

Regular Board and Committee meetings
are scheduled throughout the year. Ad hoc
meetings may be held at short notice when
Board-level decisions of a time-critical
nature nead to be made, or for

exceptional business.

Care is taken to ensure that information is
circulated in good time before Board and
Committee meatings 2nd that papers are
presented clearly and with the appropriate
level of detail to assist the Board in
discharging its dutias. The Secretarrat
assists the Board and Commuttee Chairs
in agreeiny the agenda in sufficient ime
before the meeting to allow for input from
key stakeholders and senior executives,
Chairs of Committees are also sent

drafi papers in advance of circulation to
committee members to give time for input.

Papers for scheduled mestings are
circulated one week prior lo meetings and
clearly marked as being ‘For Decision’, For
Infermaticn” or ‘For Discussion’. To enhance
the delivery of Beard and Committee
papers, the Board uses a Board portal and
tablets which provide a secure and efficient
process for meeting pack distribution,

Under the direction of the Chairman, the
General Counsel and Company Secretary
facilitates effective information flows
between the Board and its Commiitees,
and belween senior management and
Non-Executive Directors.

Board Committees

Four standing Committees have been
operaling throughout the year: Audil,
Nomination. Remuneration and Corporate
Social Responsibility, to which certain
powers have been delegated Membership
of each of these Committees is comprised
solely of independent Non-Executive
Directars. The reports of these four
standing Commiltees are set aut in the
following pages. The terms of reference of
each Committee and the matters reserved
for the Board are available on cur website
at britishland.com/commitlees.

The Board has delegated authority for the
day-to-day management of the business
to the Chief Execulive. Executive Directers
and senior management have been given
delegated auihority by the Board ta make
decisions within spectfted parameters.
Decisions outside of these parameters
are reserved for the Board. atthough
management will often bring decisions
within their delegated authority te the
Board for scrutiny and challenge.

Management are supported by three
slanding Executive Commitiees:

Executive Committee
The Chief Executive is supported by

‘the Executive Commilttee in discharging

his duties which have been delegated

by the Soard. Compnised of the senior
management team, the Commiitee’s main
areas of focus are the farmulation and
implementation of strategic initiatives,
business performance monitoring and
evaluating and overseeing culture and
stakeholder engagement.

Investment Committee

Principal investmant decisions are reserved
for the Baard, however it has delegated
authority ta the Investment Committee {o
make decisions within specified financial
parameters. The Investment Committee

is chaired by the Head of Strategy. Digital

& Technology. Its membership comprises
the majority of the Executive Commitiee
including the CEO and CFO. The Investment
Commiitee alse reviews investment
proposals that fall outside of its delegated
authority and provides recommendations
to the Board for its consideration.

Risk Committee

The Chief Financial Officer chairs the Risk
Commitiee which cemprises all members
of the Executive Commuttee and senior
management across the business. The
Committee has overall accountability for
management of risks across the business in
achieving the Company’s strategic objectives.

Management Committees

The Board Committees are supported by

a number of managernent commiltees as
detailed in our Governance framework on
page 104. Each management commiitee
feeds inta the relevant Beard Comamittee on
a particular area of focys and implements
any Board recommendations throughout
the business.

If relevant, new management committees
or working groups are established around
key areas of focus to repart into the Board
or managament Committees. This year,
following the compielion of the scenario
analyses, we have established a TCFD
working group to succeed the former
cammitiee that focuses on the new
regulations mandating climate disclosures.

A new Information Security Committee was
formed al the end of last year ta support
the Risk Commiltee in monitoring the
effectiveness of the Company’s Information
Security through Key Risk Indicators and to
recommend new security initiatives.
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GOVERNANCE REVIEW continued

Composition,
succession and evaluation

—

Compasition, succession and evaluation
Qur rigorous and transparent procedures
for appointing new Directors are led by the
Nomination Committee. Non-Executive
Directors are appointed for specified

terms and all continuing Directors

offer themselves for election or re-election
by sharehalders at the AGM each year
provided the Board. on the recommendation
of the Nominaticn Committee, deems ik
appropriate that they do so, taking into
account various factors including the length
of concurrent service. The procedure for
appointing new Directors is detailed in the
Nomination Committee Repert on page 117

The Nemination Committee is responsibte
for reviewing the compaosition of the Boarg
and its Commitlees and assessing whelher
the balance of skills, experience, knowledge
and diversily is appropriate fo enable them
to operate effectively. More detail can be
found in the Nominaticn Commitiee

Report on page 117.

As well as leading the procedures

for appeintments to the Board and its
Coramittees. the Nomination Committee
oversees succession plapning fer the Board
and senior management with reference to
the Board Diversity and Inclusion Policy.
Further details on the work of the
Noeminatien Committee and the Diversity
and !nclusion Pelicy are within its Report
on page 118.

The Netice of Meeting for the 2022

Annual General Meeting details the

specific reasons that the contribution

of each Directar seeking election or
re-election is and continues to be important
to the Campany’s long term sustainable
success. The biographies of each Director
on pages 101-103 sei out the skills and
expertise that each Director brings to

the Board.

-

Following a recommendation from
the Nomination Committee, the Board
considers that each Non-Executive Director
remains indepandent in accardance with
provisions of the Code.
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internal Buoard evaluation

The internal evaluation of the Board was
canducted by the Head of Secretariat
circulating questionnaires, seeking
quantitative and qualitaiive feedback

and reporting the outcomes to the Board.

In addstien to the formal questionnaire, the
Chairman mat each Non-Executive Director
individually during the year to discuss their
¢ontribution to the Board and to take their
teedback. The Senior independent Director
held a meeting of the Non-Executive
Directors without the Chairman to appraise
the Chairman’s performance and running
ol the Board.

The internal evaluation concluded that the
Board, its Committees and its individual
members all continue io operate effectively
and with due diligence. It also confirmed
thai goed progress has been made on the
recommendations made as a result of the
external board effectiveness evatuation
in2021:

- Time had been speat gaining insight
into Non-Executive Direclors’ wider
experiences and applied where they
could be of assistance to the Board;

- Key measures and KPls had been
introduced to monitar pragress
against execution of the strategy
of ithe business and are reviewed
al every Board meeting;

- Eiforts to mainlain contacl between
Non-Executive Directors and the wider
Company through speaker evenis and
lunches had continued despite Covid
restrictions; and

- Carefully chosen and relevant external

speakers were invited te Board meelings,
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Specific actions were drawn Iram
the results of the recent internal
evaluation, inctuding:

- Areview of competitor peer group
significant activity was to be included in
the regular update to the Board from the
Chief Executive;

- Management to provide the Board
regularly with mare detailed feedback
from trwestor and analysl engagemant
Lo build on the process already in ptace;

- Management succession plans to be
brought to the Board as a recurring
agendaitem; and

~ Continue te invite external speakers
to Board meetings as approgriale.

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 Cornmittee

The Audit Commitlee is respensible far
monitoring the integrity of the financial
staiements and results announcements of
the Cormpany as well as the appointment,
remuneration and effectiveness of the
external and internal auditors. The detailed
report of the Audit Committee is on pages
120-126.

Financial and business reporting

The Board is respansible for preparing

the Annual Report and confirms in the
Directors’ Responsibilities Statement set
out on page 157 that it believes that the
Annual Report, taken as a whole, is fair,
balanced and understandable. The process
for reaching this decision is outlined in the
report of the Audit Cornmiliee on page 122.
The basis on which the Company creates
and preserves value over the long term

i5 described in the Strategic Report.

Risk management

The Board determines the extent and nalure
of the risks it is prepared to take in order to
achieve the Company’s strategic objectives.
The Board is assisted in this responsibility
by the Audit Committee which, in
conjunction with the Risk Committee,
makes recammendations in respect of

the Group's principal and emerging risks,
risk appetite and key risk indicators.
Further informatian on the Group's risk
management processes and role of the
Board and the Audit Commiliee can be
found on pages 125-1264.

The Board has responsibility for

the Company's overalt approach te

risk managemeni and internat control
which includes ensuring the design
and imptementation of appropriate risk
management and internal control systems.
Oversight of the effectiveness of these
systems is delegated to the Audit
Committee which undertakes regular
reviews 1o ensure that the Greup is
identifying, considering and as far as
practicable mitigating the risks for

the business.

Ouring the course of its review for the

year ended 31 March 2022, and to the date
of this Repart. the Audit Committee has not
identified, nor been advised of, a failing or
weakness which it has determined to

be significant.

Pzge 123 sets out the confirmations that the
Audit Committee made to the Board as part
cf the risk management and internat control
assurance process for the full year.

Internal cantrol over financial reporting
As well as complying with the Code,

the Group has adopted the best practice
recommendations in the FRC ‘Guidance
on risk management, internal control and
related financial and business reporting’
and the Company’s internal control
framework operates in line with the
recommendations sel oul in the
internationally recegnised COS0D

Internal Control Integrated Framewark.

Audit, Risk Management & Internal Control
The key risk management and internal
control precedures over financial

reporting include the following:

Operational risk management framework:
operaticnal reporling processes are

in place to mitigate the risk of financial
misstatement. Key controls are owned by
senior managers whao raport on campliance
on a six-monthly basis lo the Rigk
Committes, Atl key internal financial
controls are reviewed on a twa-yearly

cycle by internal audit. The risk and

controi leam ¢arry out sample testing;

Financial reporting: our financial reporting
process is managed using docymenied
accounting policies and reporting formats
supported by detailed instructions and
guidance on reparting requirements. This
process is subject to oversight and review
by both external auditers and the Audit
Committee; and

Disclosure Committee: membership
comprises the Chiefl Execuiive, Chiel
Financial Officer. Chief Dperating Officer,
General Counsel and Comparny Secretary
and Head of Sec¢retariat. The Commistee
regularty reviews dralt financial reports and
valuation informaticn during the interim and
full year reporting process and determines,
with exiernal advice from 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 yse of the ‘going
concern’ basis of accounting and aur
viability statement can be found in

the Vizbility Statement on page 97.
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Remuneration

The Company's remuneration policies
and practices are designed to sugport
our sirategy and promote the fong term
sustainable success of the businass.
We have a clear strategy. focused on
pur Campuses and Retail & Fulfitment,
which posilions our business for growth.
Delivering against this strategy creates
the inputs for future value creation for
all of our stakeholders. In our Directors’
Remuneration Report we explain our
appraach to incentivise and reward
employees to deliver value creation
whilst also managing the business

lon a day-to-day basis. We also

explain how we create alignment

with shareholders and measure our
periormanca over the tonger term.

In accordance with the Code, the
Rarnuneration Cormmiltee is recammending
a new Rermuneration Paelicy for approval

at the 2022 AGM. The recommended
Remuneration Palicy is set out on

pages 131-137.

Our curreni Remuneration Policy was
approved by shareholders at the 2019 AGM.
The Remuneration Committee is alsc
responsible for establishing remuneration
of the members of the Executive Commitiee.

The Commitlee is authorised lo use discretion in
determining remuneration outcomaes for Executive
Direclors and the wider workforce. Further details
on the Committee’s use of discration this year can
be found in the Directors™ Remuneration Report
starling on page 127

10%
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Key investor relations activities during the year

April 2021
Peel Hunt Real Estate
Conterence, including

virtual property tour of
100 Liverpool Street

July 2021
Retail investor webinar
- AGM

December 2021
UBS Globhal Real Estate
conference including site
visit of 100 Liverpaal Street
and Norton Folgate

J

March 2022
Civ Annual Global CEQ
Property Conference
BafA Real Estate

CED Conference

10
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Se

May 2021

Full Year Resulls
Presentation

Full Year Resulls Roadshow

June 2021
Goldman Sachs European
Finangizls Conference
Chairman’s Investor Meelings
Morgan Stanley Europe &
EEMEA Property Conference

ptember 2021
Goldman Sachs European
Real Estate Conference
BofA Global Real Estate
Conference

Nortan Folgate Analyst
Site Visit

Virtual US roadshow

November 2021
Half Year Resulls
Presentation
Half Year Results Roadshow
JP Margan Best af British
Conference

anuary 2022
Barclays European Real Eslate
Conference including site visit
of 100 Liverpool Street

US Private Client
Invesior Roadshow
UK Private Client
investor Roadshow

February 2022
- Canada Waler Analyst ang
Investor Site Visit




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
Board focus areas: Key Decisions:
Realising the pokential of our Carnpuses through: - Establishment of Canada Water joint venture
- Aclive capital recycling through disposals and - Approval of 1 Broadgate and Canada Water
the formation of joint ventures to tocus on Phase 1 development
London Campuses " - Unconditional exchange on Paddingtan joint venture

- Investment in innovation Campuses outiside Londen
- Replenishment of long term devetopment pipeline to

redeploy recycled capital

Retail & Fulfilment

Board focus areas: Key Decisions:

Targeting the opportunities in Retzail & Fulfilment by: - Acquisition of Hannah Close, Wembley

- Assembling a pipefine in Landon urban logistics - Logislics strategy deep dive

- Focusing on redail parks to unlock value from the - Acquisilion of 100% of units in Hercules Unit Trust

growth of online
- Analysis of retail tandscape and navigating
occupier insalvency

I Delivered by our people and underpinned by our commitment to sustainability

Board focus areas: - Supporting workforce wellbeing,
- Pragress on our 2030 Sustainability infarmed by our workforce
Strategy and pathway lo Nel Zerg engagement surveys

by pricritising the ra-use of existing
buildings where possitle and chatlenging
ourselves to reduce embodied carbonin
new builds

- Focus on diversity and inclusion at
all levets of the business

Key Decisions:

Development of 2 Finsbury Avenue
- Publication of Diversity. Equality

& Inctusion Strategy
- Board suslainability deep dive
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Committee effectiveness

The Comrmittee’s effectiveness was
reviewed as part of the wider internal
Board evaluation which concluded that
the Cormnmitiee had aperated effectivaly.
The Commitiee reviewed and updated its
terms of reference during the year, which
are available at britishland.com/committees.
The changes made were to define
respensibilities between the Committes
and the Remuneration Committee.

Committee responsibilities
The Commitiee continues Lo operake a
three-pillar approach to fulfil our primary
roles of being & first-class employer,
building and managing firsi-class tuildings
and envirenments for our cemmunities
and accupiers, and delivering this in a
sustainable way for both our communities
and the enviranment. As a Commitlee,
‘ we make sure that our key stakeholders
. . : are at the core of every discussian and
o T oo decision made in order 1o create Places
Peaple Prefer,

Qver the past three years the Committee’s
responsibilities have expanded to include
greater oversight of the Company’s
environmental and social activities. To
reflect this expansion we are changing
aur name to the Environmental Social
Governance Commiitee and will report
We seek to ensure the Company stakeholders and te manitor the Company’s  under this name gaing forwarg. Qur

is a first-class employer, builds and ~ wider contribuiion io society and the responsibilities are listed below.

manages first-class buildings for its ~ 8nvironment. In November 2021. Mark Aedy : -
commgunities and occupierg:and joined the Committee as Irvinder Goodhew  Understanding our impact on the

Helping people thrive

. L . stepped dawn 1a join the Remuneratign community and environment:
delivers this in a sustainable way. Commitiee. | would like 1o thank Irvinder - Qversee the Transition Vehicle
| am pleased to present the report of for her meaningful contribution throughout - Oversee the Communily Investment Fund
the CSR Committee for the year ended her tenure. - Understand the impact of our aperations

31 March 2022. This report sets out in detail the activity on the community and environment,
The Committee was set up three years undertaken by the Commitiee during the Inclucing monitering (.he gxecution
ago lo assist the Board in overseeing its year ended 31 March 2022, of the 2030 Sustainability Stralegy
engagemen! with employees and other - Understand our charitable activities
Build and manage first-class buildings:
- Qversee and monitor our Health &
Safety systems
Manitor the processes and
mechanisms for building relationships
with customers, suppliers and ather

Committee composition
The Committee is compased solely of independent Non-Executive Directors. Attendance at
Commitiee meeiings during the year is set out in the following table:

. . Date of Commutcee key slakeholders
Dirscior Pasition appeiniment Attendance
Alastair Hughes Chairman 1 Apr 2019 3/3 Understanding the views of employees:
Lynn Gladden Member 1 Apr 2019 3/3 - Assess and monitor gur culture 10
Mark Aedy' Member 17 Mov 2021 11 ensure it aligns with our purpose,
Irvinder Goodhew' Mermber 10ct 2020 2/2 values anq strategy

- Engage with the workforce on behalf of

1. Mark Aedy jeined the Commitiee following Irinder Goodhew's departure from the Commitiee on the Board

17 November 2021, Mask attended an additionat Commitiee meet'ng in October, belore he joined

25 a member. - Review worklorce engagement

mechanisms, including considering their
outputs and assessing their effecliveness
Monitor the development of gender

and ethnic diversity of the senior
management pipeline, including
monitering the execution of the 2030
Diversity, Equality & inclusion Strategy

Members of the senior management team, including the Chief Executive Officer, Chief
Financial Officer, General Counsel and Cempany Secretary, Chiel Qperating Officer and
Head of Secretariat are invited to each Committee meeling. Other mambers such as the
Head of Developmenis, Head of Environmental Sustainability, Head of Social Sustainability
and Head of Employee Relations are invited to attend the section of the meetings relevant
to their work.
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Key areas of focus for the
year ended 31 March 2022
This year we concentrated an British
Land's efforts in diversity, equality

and inclusion, progress against

our sustainability strategy and our
canstruction and supply chain pressures.

Diversity, equality and inclusion

We have buill on our Race Equalily
Framewark and Diversity & (ncluston
Framework, that were established last year
in response (o feedback from our people, to
create the Diversity, Equality & Inclusion
Strategy. This was the product of the
outstanding effart of various groups

across the business with collaberation

and building for the future at its core -
two key pillars of cur Company values. The
Committee was involved in the development
of the strategy, specilically by challenging

management to create a framework that
had quantifiable outcomes. The full strategy
can be found at britishland.com/diversity-
equality-inclusion.

The DE&I strategy is based on five pillars
that underpin our mission to deliver Places
People Prefer in a way that addresses the
interconnected nature of diversity. The
pillars are people and culture, recruitment
and career progression; our {eadership;
our industry and supplier networks; and
our places and communities. We require
all suppliers tc adopt our Diversity, Equality
& Inclusion Supplier Charter to ensure
our supply chains align with our values.
Following the success of using "dlind CVs’
for juniar roles - which means at the paint
candidates are selected for tnterviews by
line managers, indicalors 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 forward, we will introduce our
‘reverse mentoring’ programme beiween
leaders and ethnic minority colleagues.

We are proud o publish such an authentic
and clear strategy that we can repori and
measure progress agans!. We hape that
it helps us be a leading force for change
in our industry.

Last year we sel a targei {o reduce our
gender and ethnicity median pay gaps by
2% year on year. This year we published our
ethnicity pay gap datz 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% to 19.2% and ethnicity pay gap by 8.1%
to 19.2%. We were also pleased to come 15™
in the 2021 FTSE Women Leaders Review
for Women ¢n SBeards and in Leadership.

Progress against our

sustainability strategy

Good progress has been made on the
Sustainability Strategy. Net Zero audils
were completed during the year at 29 assets
that cover 90% of landlord procured energy
consumptian. The information coltated

will be invaluabte inimproving the energy
efficiency of our spaces and reaching our
target of reducing operational carbon
emissions by 75% in respect of aur
managed portfolio. The Sustainability
Committee, comprised of senior managers
from across the business, monitors the
progress of the sustainability targets
owned by Executive Committee members
and which cascade through the business,

Buitding on the research undertaken last
year into the key local issues at our places,
this year we have identilied ways in which
we will work with local communities to
address those issues where we can

have the greatest impact.

Construction and supply chain pressures
The Committee remain assured that the
construction and haalth and safety teams
have operated with vigilance curing a period
of volatility and challenging external factors.
Supply chain and inflationary pressures
have been aclively managed through early
procurement, guick decision making, and
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redistributing rateriats already in cur
possession. We continue to demonstrate
best in class construction and health and
safely practices alongside our commitment
to sustainable developments. For example,
during the design stage of 2 Finsbury
Avenue lhe management team challenged
the design team to make design and
procurement changes to reduce carbon to a
market leading level for a high rise building.

Fulfilling our responsibilities
Understanding our impact on the
community and environment

There are two threads of the Sustainability
Strategy: the wider environment and

the specific communities surrounding

our properties.

Community

Our Placa Based approach is central to

the Society pillar of cur 2030 Sustainability
Strategy. During the year the Commitlee
challenged the team to define and articulalg = -
the activities of the Place Based approach to
help us betler communicate and amplify its
impact. As 2 result, we have 3 clear outline

of the approach for twenty four places.

We gversee the Communily Investment Fund
which supperts our Place Based appreach
by providing funding ta charities, social
enterprises and community arganisations
operating in our places. A totat of £1.4m
was spent in the year ended 31 March

2022. This year we also launched Campus
Community Funds at Paddington Central
and Broadgaie in addition to the existing
fund at Regent’s Place.

Environment

Achieving net zero carbon on new
developments is a key compenent of

the strategy and we continue to monitar
and challenge the management team

10 achieve the lowest possible embodied
carbon for our buildings, before offsetting
the remaining carbon as a last resort.

Case Study: Paddington Central
Qur Place Based approach is delivered through
our Local Charler which prevides a framework
of four key focus areas: empleyment.
educaticn, connection and tocal business

Paddington's Place Based theme fs inclusive
and accessible oppertunities, and together
with our customers, suppliers and carmmunity
parlners we focus on creating inclusive and
accessible skills, training and ampleyment
apportunities that bring muluai benefits to
beth Paddingion Central and people locally.

Dur Paddington Central Campus runs
employment programmes such as Bright
Lights, which links the site with local and
diverse talent whilst supporting undes/
unemployed people to access employment
opportunities: education initiatives like Young
Readers Programme aid local schoelchildren
in growing their love of literacy; the Paddington
Central Community Fund connects Paddingteon
Central businesses to local causes; and
affordable space en site supports capacily-
buitding for non-profits e.q. space donatian

to Care4Calais for a distributien unit.
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REPORT OF THE CORPQRATE SOC!AL RESPONSIBILITY COMMITTEE continued

Following the success of our first net

2era development at 100 Liverpool Street,
which achieved a Green Building of the Year
award. we have now offset 1 Triton Square
and St Anne’s. In tatal 22,060 ionnes of -

carbon were offset at the two developments.

This year we alsg maintained a 5 star
GRESB rating meaning thal we continue
to be in the top quintile of participating
real estate companies for sustainability
perfarmance globally. See pages 38-39
for further informatton. ’

The Transitien Vehicle is crucial to
improve the operational performance of
our portfglio. The Vehicle was created in

2021 to finance sustainabke initiatives on our

standing porifolio and offset carbon on new
developments, and currently holds £15.6m
ready to be deployed. Energy efficient
inierventions on our standing portiolio

are being identified through our Net Zero
audits. We will montor where funding is
directed over the coming years and report
on specific initiatives within future Annual
Reports. So far, we have been improving the
energy efficiency of the standing portfolia to
strengthen their EPC ratings; one example

being the installaticn of air source pumps at

10 Exchange Square and 338 Euston Read,

Engaging with our occupiers, both

current and future, has demaonstrated that
robust environmenial credentials are vitat
to them which has heightened aur focus
on sustainable buildings which in turn
supports leasing, enabling us to let space
more quickly and achieve higher rents.

To help tackle this we wilt be introducing
sustainability ciauses in our leases. Thisis
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.

14
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Network Case Study:

BL Pride Committee

The BL Pride Committee is one of

the longest running of our Employee
Networks and is chaired by Paul Edwards,
Head of Legal. He says: "The BL Pride
Committee works to raise the profile of
LGBT+ issues and encourage British Land
employees to be good allies. Thraugh
various activities including hasting social
evenis, organising raining sessiens,
charity fundraising and inputting inta BL
policies, we aim to creale 3 culiure of
acceptance both within the cempany and

in the wider industry. Events such as our
Corporate Queer Exhibition at Broadgate
in September 2021 aim to damonstrate
that we have visibte senior LGBT+ leaders
at British Land and that employees can
bring their whole selves to work. i has
been heart-warming for me to hear from
colleagues who are out publicly in their
wark lives for the first time in their role at
BL. The cpportunity to present to the CSR
commiliee sends a clear message that
Diversity & Inclusion is valued at all
tevels of the business.”

Build and manage
first-class buildings
The Cammittee teok time to undersiand

. management’s approach to health and

safety and was impressed with the rigour
and detail of the systems in place to ensure
our buildings and practices are safe.

During the year we received reparts

that showed how we are mitigating the
inflationary pressures experienced by the
construction industry. driven by material
supply constraints, labour shartages and
energy price rises. The impact of these
external factors on our decision making,
procurement routes and contractor
selection were brought to our attention
and challenged appropriatety. We were
assurad that they ware approached with
high leveis of awareness and diligence.

Understanding the views

of employees

Previously, we have provided a separate
Workfarce Engagement Statement.

From this year, as the Commitlee is
responsible for workforce engagement and
in practice, it forms one of the three main
responsibilities of the Committee, we have
integrated the Workforce Engagement
Slaternent so that it farms part of the

CSR Committee Report.

The Cammittee is well placed to receive
updates on the below engagement methods.
This holistic oversight emphasises the
benefit of having the Committee as our
chosen workfarce engagerment method.

How we engage

BL employee networks

As seen on pages 35-37. our employee-led
networks are integral 1o creating and
maintaining an epen dialogue to keep
management informed en social issues
impacting aur staff. By working with our
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Board, Executive Committee and CSR
Commitiee, our networks effect real
change within the business, informing en
policy and initialivas to ensure our people
remain at the heart of everything we do.
Mon-Executive Directors are directly
influenced by our grassroct networks
and the feedback received acts as a
litmus test for the health of our culture.

As well as regular meetings with the CEQ,
our network chairs are invited to present

at the Execulive and CSR Committees. We
find these updates invatuable as they give
us direct contact with some of the most
passianate people in the business. Each
network is encouraged to give feedback as
e how we can belster their effarts at Board
level. The networks informed us that senior
agttendance at network evenls was hugely
irnportant and since, these members have
made 3 concerted effort to be more involved
which illustrates how our values flow
through the entire business.

Internal communication

Strong communication played an essential
role in the transition back into our offices.
As pandemic restrictions were lifted.
reqular emails to employees kept them
updated on working arrangementis and
Executive Committee members discussed
any major poticy changes with their teams
to undersiand how employees were feeling
which was fed back to the CSR Committee.

Fotlowing the successful return to our
offices, monthly all staff meetings resumed
led by an Executive Commttee member in
a hybrid format, allowing staff Lo choose

Lo join physically or via video link.

Director engagement

Following the pandemic we were glad te
reintroduce our regular pregramme of Non
Executive Director breakfasts and lunches
with senior employees.




Following the success of the “In Conversation
with Lynn Gladden™ event hosted by our
women’s network, equitaBLe, Irvinder
Goodhew joined the network far a virtual
Q&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 able to be
accessed by colleagues who coutd not
attend the live event.

Last year the Board endorsed a proposal
for Non-Executive Directors and Executive
Committee members to mentor highly
perfarming talent within the business and
under this scheme sevaral Non-Executive
Directors now mentor senior employees
across the business.

Financial awareness

At the hatf and full year, our Chief Executive
Officer, Chief Financial Officer and Head of
Real Estate present the financial results to
our employees and answer questions,

Ownership

Our Company-wide Share Incentive Plan
and Save As You Earn Schemes continued
to operate threugheut 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 the high value they put
on the annual Free Share award and given
the strong financial perfermance of the
Company, we will be resuming this

aspect of the scheme from 2022.

Employee surveys

In February we conducied cur annual
amployee 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 resulis, pariicularly in cultural areas
that take a long time to build. such as belief
in our social purpose and commitment to
diversity. Of note, 83% of staff surveyed
reported that they have confidence in the
leaders at British Land, and 88% reported
that they felt British Land s commitment

to social responsibility is genuine.

We aiso saw improvement in some of our
weaker scores versus 201%; confidence in
collaboration and communication was up
by 8% fcllowing measures 1o address this,
such as more internal communication and
establishing the British Land Leadership
Team. However, employees did veice
concerns aboul compensation, workload
and career progression which have been
seen across the labour market generally
following the pandemic and more recently
with the cost of tiving crisis.

We also took time to delve into the survey
results through a diversity lens. Overall, the
cencerns mentionzd above were shared by
all socioeconomic groups. A breakdown of
the results by gender, ethnic group and
sexual orientation was shared with the
relevant networks so they can use the

data 1o inform their goals and activities.

The results of the survey were presenled

to employees and areas of concern were
addressed openly. Individual teams were
asked to discuss their team-specific results
compared to Lhe wider Company, and their
feedback will be used to form an action
plaain the immediate and long term.

From Aprit to June 2021 we held wellbeing
focussed pulse surveys which showed

that nearly 90% of colleagues consistently
felt supporied by British Land during the
pandemic and over 80% thought senior

The British Land Company PLC 005621920

leaders demonstrated that employee
wellbeing was impartant. These surveys
helped us understand employees’ sentiment
and respond in the most etfective way to
makae sure that our people 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 inform our
decision making. We will continue to provide
oversight of our Sustainability Strategy and
progress against our net zero carbon targets.
We will also report on the projects that the
Transition Vehicte witl support in the 2023
Annual Report.

Diversity wilt remain a focal point for the
Committee to ensure there are pracesses in
place to facilitate 3 diverse pipeline of talent
for the future, Importantly, we will monitor
progress against the new Diversity, Equality
and Inclusion strategy. gender and ethnicity
pay gap. and race eguality objectives. We
hope that together these objeclives will

add 1o the good work already carried out

in enabling our people 1o bring their whole
selves to work, which is a foundatian of

our culture at British Land. We will also
maintain best in class construction and
health and safety whilst steering the
business through the challenges of

the macro enviranment.

X

Alastair Hughes
Chairman of the CSR Committes

Metwork Case Study: BL NextGen
The NextGen Network is our newest
employee natwork and is chaired by
Joseph Bass and Gatar Fashela, Canada
Water Administrator Apprentices and
Patricia Rus, investment Associate.
“We started our 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 al

" British Land and in the wider industry is
a challenge: 25 - 29 year-olds are some
of the most job-mobile employees and
made up the highest percentage of British
Land leavers. We wanlted to create a
ferum for junior professionals te share
ideas, develop skills and widen their
networks to develop their careers.

In the first six months of operation,

over 40 people signed up for our Buddy
Programme, which provides new starters
with a ‘buddy’ for their first six months of
empioyment [ ease integration into the
company. We also taunched 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
both the British Praperty Federation and
Real Estate Balance on events far our
Netwark members. It isimportant ig us
lo keep young professionals at British
Land cennected across the property
industry to ensure we altract the

best talent.”

British Land Annual Report and Accaunts 2022
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REPORT OF THE NOMINATION COMMITTEE

Ensuring a balanced
and diverse Board

The Nomination Committee The development and execution of our

supports the Board on composition,  long term strategic objectives, embed_ding

succession and diversity matters. of our_culture and values and promotion
of the interests of our stakeholders are

I am pleased to present the report of the all dependent upon elffeclive leadership

Nomination Committee for the yaar ended at both Board and executive level. It is

31 March 2022. the Committee’s responsibility to maintain

The Nomination Commitlee cantinues to
play a key role in supporting British Land's
long term sustainable success.

an appropriale combination of skiils and
capabilities amongst the Directors. Long
term succession planning at Beard and
executive level remains a key priority of the
Committee. We regularly consider the skilts

Committee composition and governance

The Committee has five members. As at the 31 Mareh 2022 year end the Commuttee
comprised: Tim Score, Preben Prebensen, Alastair Hughes, Laura Wade-Gery and

Irvinder Goodhew.

Details of the Commillee’s membership and allendance at meetings during the year are

saet out in the table below.

Date of Commillee

Ourector Pasition appoiniment Attendance
Tim Score - Chairman 1 Apr 2017 4/4
Alastair Hughes Member 29 July 2020 &4
Irvinder Goodhew Member 18 Nov 2020 4fd
Laura Wade-Gery! Mermber 18 Nov 2020 4
Preben Prebensen  Member 19 July 2019 416

1. Laura Wade-Gery missed one Nomination Commiligs meeting in May 2021 due 19 illness.
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and experience on the Board to ensure
that succession plans maintain the correct
balance of skills and experience to deliver
the stralegy over the coming years.

There were minimal changes to the Board
during the year under review. Following the
seleclion process as detailed in the 2021
Annual Report, Bhavesh Mistry joined the
Board as Chief Financial Officer on 19 July
2021. Following the departure of William
Jacksen, the Commiltee determined the
skill set required and follewing a rigorous
selection and appointment process, Mark
Aedy was appointed as a Non-Executive
Director on 1 September 2021,

Nicholas Macpherson, having servad on the
Board since December 2016, has decided
not to offer himself for re-election and will
stand down al the conclusien of the AGM.

| want to thank him for his input and
valuable contribution.

All of the Committee activities set out jA thig
Report were conducted within the context of

Gur unwavering cemmitment to improving
inclusion and diversity across British Land.
Assisted by the work of the CSR Commitlee

tn ensuring a diverse pipeline for succession,

consideration was given to the benefits

of diversily in its widesl sense including
gender, social and ethnic backgrounds and
personal strengths. particularly in view of
the Company’s purpose and strategy. We
are praud of the tangible impact British
Land's diversily policies and initiatives are
having both at Board level and in the wider
business, and we report on this progress
both in this Report and in the People and
Cutture section of the Strategic Report.

Looking ahead, the Carnmitiee is focussed
on the long term succession of the Board.
As Directors approach their nine-year
Limits, the Committee has an opportunity
to consider more broadly the skill sat and
diversity of the Board as a whole. | hope
yeu find the following reportinleresting
and illustrative of our focus on ensuring
that the Board and its Committees
remain well equipped with the skills

and capabilities needed to drive the
future success of British Land.

G Gé‘ -2

Tim Score
Chairman of the Namination Cammiiee




Key areas of focus during

the year

Directar search and selection

As explained in the introductian

Mark Aedy was appointed as Director
on 1 September 2021,

Mark is currently a Managing Director and
Head of Moelis & Company EMEA & Asia
Investment Banking. Prior ta 2009, Mark
was on the Global Executive Committee of
Curpuiate & lnvestinent Banking at Bank
of America Merrill Lynch and before that
Head of Investment Banking EMEA al
Merrill Lynch. Aside from his executive
gareer. Mark holds various non-profit and
public sector board roles, including Senior
Independent Director of the Royal Marsden
NHS Foundation Trust and is a Trustes of
The HALO Truyst.

The search precess was conducted in
accordance with the Board Diversity and

--Inclysian-Policy and the Selection and
Appointment Process, which are both
explainad tater in this report. Russell
Reynolds Associates, the executive search
firm appointed, has ne other retationship
to the Company or individual Directors.
The firm has adopted the Voluniary Code
of Conduct for Executive Search Firms
on gender diversily and best praclice.

Board and Committee compasition reviews
and appointments

During the year the Committee reviewed

the broader compasition and balance of the
Beard and its Committees, their alignment
with the Cormpany’s strategic objectives,
and the need for progressive refreshing of
the Board. The Commiltee recommended
the appoiniment of Mark Aedy to the CSR
Cammittee in the place of Irvinder Goodhew.
Mark brings a wealth of financial

—

Invesiment experience and knowledge 1o
the Committee. Following the mearingful
contribution that Irvinder Goodhew brought
to the CSR Committee since her appointment
in 2020, Irvinder has been appointad lo the
Remuneration Committee. Both ¢changes
tock eftect fram 17 November 2021

Laura-Wade Gery and Lynn Gladden
completed thetr second three-year terms in
May 2021. In making recommendations for
reappaintments, the Committee considered
their performance and ability to contribute
effectively to Beard discussions and to
challenge the-performance of management.

The Committee is satisfied that, following
tie Board and Commuitiee compaositicn
changes described above as well as the
internally facilitated Board efiecliveness
evaluation, the Board and its Comrmittees
continue to maintain an appropriale balance
of skills and experience required to fulfil
their roles effectively.

Independence and re-election

The independence of all Non-Executive
Direclors is reviewed by the Committee
annually, with referance to their independence
of character and judgement and whether
any circumstances or relalionships exist
which could affect their judgement. Having
regard to all such cansiderations, the Board
i of the view that the Nen-Executive
Directors each remain independent,
notwithslanding their periods of lenure.

Priar to recommending the reappointment
of serving Direclors to the Board, the
Committee also considers tha time
commitment required and whether

each reappointment would be in the

pest irterests of the Campany. Detailed
consideration is given ta each Directar’'s
contribution to the Beard and its

" The Commiftee is responsible for reviewing
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Committees, tegether with the overall
balance of knowledge, skills, experience
and diversity.

Foltowing its review, the Committee is of the
opinion that each Non-Executive Director
continues to demonstraie commitment to
his or her role as a member of the Board
and its Committees, discharges his or her
duties effectively and that each makes a
valuable contribution to the leadership

of the Campany fer the henefit of '

all stakeholders.

Accerdingly, the Commitiee recommended
to the Board that all serving Directors
lexcept Nicheolas Macpherson wha is
standing down at the conciusion of the
AGM] be put forward for election or
re-eleclion at the 2022 AGM.

Biographies far each Director can be found
an pages 101-103.

Succession planning

the succession plans for the Board, including
the Chief Exacutive. We recognise that
successful succession planning includes
nurturing aur own talent pool and giving
opportunilies to those who are capable of
growing nla more senior rolas.

The succession plans for the Executive
Directors are prepared on both shorter
and langer term bases while those far
Non-Executive Directors reflect the need
to refresh the Board regularly. Such plans
take account of the tenure of individual
members, The Commitiee’s review of
Executive Director successien plans
includes consideration of the process

for talent development within the
organisation to create

a pipeline to the Board.

Role brief

The Cammittee works only

with external search agencies
which have adopted the
Votuntary Cade of Conduct

for Executive Search Firms

on gender diversity and best
praciice. The Committee and
agency work together to develop
a comprehensive role brief and
person specification, aligned to
the Group’s values and culture.
This brief contains clear criteria
against which prospective
candidates can be

ohjectively assessed.

Longlist review

The external search agency

is challenged to use the
abjective criteria for the role to
produce a lenglist of high quality
candidates from 3 broad range
of potential sources of talent.
This process supports ¢reation
of a diverse longlist. The
Nomination Commiltee selects
candidates from this list to be
invited for interview.

Interview

A format, multi-stage interview
process is used to assess

the candidates. For each
appointment the choice of
interviewer is customised to
the specific requirements of the
role. All interview candidates
are subject to a rigorous
referencing process.
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Review and
recommendation

The Committee ensures

that, prior te making any
recommendation to the Board,
any potential conflicts and the
significant time commitments
of prospective Directors have
been satisfactarily reviewed.
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REPORT OF THE NOMINATION COMMITTEE continued

The Chiet Executive prepares succession
plans for senior management for
consideration by the Commitlee with

the rest of the Board invited to be involved
as appropriate. The Committee notes that
the remit of the CSR Cammittee includes
consigeration of the exient 1o which the
business is developing a diverse pipeline
far succession to senior management roles.

A number of issues that would normally be
dealt with by the Committee were discussed
with the full Board.

Selection and appointment process

The Committee oversees the selection and
appeintment pracess for Beard appointment
which is summarised on the previous page.

Board Diversity and Inclusion Policy

The Board's Diversity and Inclusion Policy
has remained unchangad during the year.
The Board is mindfut thal the FCA has
recently finalised changes to the Listing
Rules te enhance the level of diversity
expected at Board and sentor management
levet. The Company will cansider the
amendments made by the FCA and
incorporate them into the policy

as appropriate.

“The current palicy recagnises the bensfils

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
appoiniments will continue to be made

on merit against a set of objective criteria,
which are developed in consideratian of
the skills. experience, independence and
knowledge which the 8oard as a whole
requires to be effective. The Policy also
describes the Board's firm beliefl that in
order o be effeciive a board must properly

reflect the envirenment in which it operates
and that diversity in the boardroom has a
positive effect on the quality of decision
making. Aligned to this, the Policy has

a number of specific quantitative and
qualitative policy objectives in support

of Board-level diversity and inctusion,
including the following commitments:;

Performance against objectives and
updating objectives:

The objectives from the Palicy in farce for
the year ended 31 March 2022 included:

~ theintention to maintzin a balance such

that at least 35% of the Board are women.

- theintention to maintain at least
two Directors from an ethric
minorily background.

- 1o mantain the improved gender balance
of its leadership teams and senior
manzgement, Senior management is
defined as the Execuiive Commuttee
and employees in the-British Land
Leadership Team.

~ (o ensure that there is clear Board-level
accountability for diversily and inclusion
for the wider workforce.

The Committee is pleased to confirm
that these objectives have been mei. 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 33% women.
Clear accountability for diversity and
inclusion is delivered through the CSR
Committee, which moniters progress

on diversity and inclusion objectives and
relevant initiatives within British Land.

The Policy can be found on our website
britishland.com/committees.
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induction, Beard training and development
Each new Director is invited to meet the
General Counsel and Company Secretary
and Head of Secretariat to discuss their
induction needs in detail, following which
the programme is Lailered specifically to
their requirements and adapted Lo reflect
their existing knowledge and experience.

Eachinduction programme would
ordinarily include:

1. meetings with the Chairman, Executive
Oirectors, Commiltee Chair, external
auditor or remuneration consuliznls
(as appropriatel;

2. information on the corparate stralegy,
the investment strategy. the inancial
position and fax matters [including
details of the Company’s REIT status);

3. an overview ol the property portfalin
provided by members of Lhe senior
management team;

4. visits 10 key assets;

5. details of Board and
Commitiee procedures and
Directors’ responsibilities;

&. details of the inveslor reiations
programme; and

7. information on the Company's
approach to sustainability.

The Commiltee alse has responsibility

for the Board's training and professional
development needs. Directors receive
training and preseniations during the
course of the year to keep their knowledge
current and enhance their experience.

Average Board member age over a
four-year period’

2022 57 years old
2021 56 years old
2020 56 years old
2201¢ 55 years old

1. As at AGM date of 12 July 2022
2. As a131 March 2022.

Composition?

Chairman 1
Executive Directors F]
Naon-Executive Directors 8
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Tenure?

Q-3 years
3-5years

e

6-9 years




Key areas of focus for the

coming year

As wetl as the regular cycle of matters that
the Committee schedules for consideration
each year, we are planning over the next

12 months to continue to focus an succession
planning both for the Board and at senior
rmansgement level, and will continue to
develop a strong talent pipeline and
asscciated leadership programmes.

The Committee, led by the Seniar
Independent Director, will begin to consider
succession planning fer the Chairman as
Tim $core approaches his ninth year as a
Directer of the Company. The Commiltee
will cansider the appropriate time for the
Company te transition to a new Chairman
and report as appropriate against the
requirements of the Cade in the 2023
Annual Report.

Board and Committee effectiveness

" The process tollowed for the internally -
faciliated Board effectiveness evaluation
conducted during the year is described
in the Governance Review on page 108,

The Committee's effectiveness during the
year was evaluated as part of the internal
Board evaluation which coneluded that
the Committee operated effectively.

Board composition review

The Commitige annually reviews Lhe
structure, size and compasition of the
Board. This review considers the skills
and qualities required by the Board and
its Commitlees as a whote in light of
the Group's long term strategy. external
environment and the need to allow for
progressive refreshing of the Board.
The review idemifies the specific skills
required by new appointees and quides
the Committee's long term approach

to appeintments and succession planning.

The Committee also reviewed its
terms of reference during the year
and no changes were recommended.
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, I was
well informed and enabled to contribute
from the outset.”

Mark Aedy
Non-Executive Director

Mark Aedy's induction programme commenced shorltly after
his appointment. Mark met with the Chairman, CEQ, CFO
and Chairs of each Board Committee to understand fully the
strategic direction of the Company as well as specific areas of
focus, Executive Commitiee members then met with Mark to
provide an overview of their respective areas of the business,
such as Oevelopmenl. Invesiment, Canada Water and Real
Estate. Mark also received technical briefings from other
Executive Cormmiliee members such as the HR Director,
General Counsel and Company Secretary and Chief
Qperating Officer on company cutture, Directors’

duties and our investor relations programme,

In prder to gain an in-depth insfight into the werk of our people,
Mark met with several senior managers and subject matter
experts across the business. The Group Treasurer and Head of
Capital Markets provided an overview of the Group’s financing
and cash management arrangements. The Properly Finance
Director and Head of Financial Planning ang Analysis detailed
the Group’s budgeting, capital planning and valuation
processes and the Director of Greup Finance and Head of Tax
outlined the Group’s financial reparting framework. In addition.
mark met with the Direclor of Cperations, Head of Storey,
Head of Planning and Heads of Leasing for an in-depth

view of the cperalicnal side of the business.

Finally. in order (o see our stralegy fn action, Mark was taken
to visit 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
moniters the quality and integrity of the
financial reporting and valuation process.
Thraughoul the year we have also paid
particular attention o our risk management
and internal contral processes and
procedures, as well a5 our other
main areas of responsibility.

t am pleased to present the report of

the Audit Commitee for the year ended

31 March 2022. | hope that you find it useful
inunderstanding our work.,
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Committee composition

and governance

The Committee continues to be composed
solely of independent Non-Executive
Directors with sufficient hinancial experience,
comimercial acumen and sector knowledge
ta fulfil their respensibilities.

Members’ atiendance at Commitlee
meelings is sel outin the fotlowing lable:

Date of
Commuitae
Direttor Posilion appoiniment  Altendance
Loraine 31 Mar
Woodhouse Chair 2021 33
Alastair 1 Jan
Hughes Mermber 2018 313
Nicholas 1 Apr
Macpherson Member 2017 313
Preben 1 Jan
Prebensen Member 2021 3/3

. For the purposes of the Code and FCA

Handbook. the Board is satisfied that the
Commitiee as a whole has competence
relevant Lo the real eslate seclor, and | am
deemed to meet the specific requirement
of having recent and re(evan( accounting
experience. Further informaticn about
members’ qualifications can be found in the
directors’ biographies on pages 1681-103.

The Committee meeks privately with

bath external and internal auditers after
each scheduled meeting and conlinues to
be satisfied that neither is being unduly
inlluenced by management. As Committee
Chair, | additionally hold reqular meetings
with he Chiet Executive Officer, Chigl
Financiat Officer and other members

of management to obtain a gaed
understanding of key issues affecting

2021-2022 Calendar

The calendar below gives an
overview of the key matters
considered by the Cominittee
during the year.

The key shows the main areas that the
Committee focused on and can be used to see
how we have spent our time during the year.

O

investment and develoepment
property valuations

May 21

(O Valuation reports, effectiveness
and rotation

(O 2021 draft annual report and accounts
and preliminary announcement

O Far, balanced and understandable
assessment

QO Going concern and viability assessments

Q) Assessment of principal and emerging
risks, kay risk indicators and risk appetile

O Internal controls effectiveness

O Internal audit update

l July 21

AGM

Authority for the Directors Lo determine
the auditar's remuneration and the
reappaintment of the exiernal auditor
were approved by shareholders

Q Financial reporting O Informatian security update
and Fair, Balanced ard £ Laudi
Understandable assessment O Euternal audit repart
O Risk Management and O Sustainability assurance report
Internal Controls O Carporate Governance Code review
(O Externat Audit and internal Audit O Auditor reappeintment and subsidiary
auditor approval
O Ngn-audit services palicy
recommendation
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the Group and am thereby able to identify
those matters which require meaningful
discussion at Ccmmittee meeiings. | also
meel the external audit pariner, internal
audit partner and represeniatives from
each af the valuers privately 1o discuss
any matters they wish to raise or
concerns they may have.

Committee effectiveness

The Committee’s effectiveness was
reviewed as part of the wider internal
Board evaluation which concluded that the
Committee conltinued to operate effectively.

The Cormmiliee 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 Cade, this year we made minor changes
to the terms of reference in line with best
practica, bul no substantive changes
were made.
The current terms of reference were
effective from 17 March 2027 and
are available on our websiie at
britishland.com/committees.

.C .

Loraine Woodhouse
Chair of the Audit Commiittee

_.internal controls
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Responsibilities and Key Areas of Focus

Priorities Descriplion

Financial reporting

Monitoring the integrity of the Company’s financial

staterments and any fermal announcements relating to
financial performance, and considering significant financial
reporting issues, judgements and estimates. Considering the
appropriateness of the accounting treatment aof significant
transactions, including asset acquisitions and disposals,

and the viability and going concern statements.,

Fair, Balanced and

Assessing whether the Annual Reportis fair, balanced

Understandable and understandable.
assessment
External Audit Oversight and remuneration of the external auditor, assessing

effecliveness, independence, and making recommendations
to the Board an the appointment of, and policy for non-audit
services proviged by, the external auditor.

Internal Audit

Monitoring and reviewing the internal audit plan, reports

on the work of the internat auditor, and reviewing its
eltectiveness, including its resourcing.

Risk management and

Reviewing the system of internal conirol and risk
_ management. Reviewing the process for identificationand

mihgation of principal apd emerging risks, assessmenl
of risk appetite and key risk indicators, and ¢hatlenging
management actions where appropriate.

Investment
and development
property valuations

Considering the valuation process, assumptions and
judgements made by the valuers and the outcomes. Monitoring
the effectiveness of the Company's valuers and the propartion

of the portfolic for which each valuer has responsibility.

-

November 21

Q Valuer report, effectiveness and
appeintment policy update

2022 half year results and draft
preliminary announcemant

Key financial reporting judgements
Going concern assessment
External audit review

Risk management update
Information security update

O

BEIS corporate governance refarms
Internal audit update
Internal conirols effectiveness

External audit plan, fees
and engagement

OQCC0QOO000O0

| March 22

Q Assessment of principal and
emerging risks, key risk indicators
and risk appetite

G Annual fraud and anti-bribery and
carrupticn update

O Whistleblowing repart

O Data privacy compliance update

O BEIS proposed corporate
governance reforms

O Internal audit report

O Financial reporting judgements

O Going concarn and viability
assessments

O Annual tax update including tax
planning and risk relating to tax

O TCFO update. including reflecting
the risk of cimate change in our
financial reporting

Q Effectiveness of Audit Cemmittee,
internal and external auditars

Focus for the coming year:

- Processes by which the Board identifies,
assesses, monitors, manages and
mitigates risk, particularly in the context
of a highinflationary environment;

- Monitar key risk areas, parlicularly
those scheduled for review by Internal
Auditincluding. bul not limited to, key
financial, operational and {T controls,
the Company's stralegy, software
development life cycles, sustainability
and Canada Water;

— Continue to prepare and put in place
policies and procedures for the FRC
reporting and BEIS reforms; and

- Consider the impact of the evolving
review of investrnent valuation standards
undertaken by RICS on the valuation
processes of the Group.
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REPORT OF THE AUDIT COMMITTEE centinued

Financial Reporting

The Commuilee continues Lo review

the content and tone of the preliminary
results, Annual Report and half year
results and make recommendations te
the Board regarding their accuracy and
appropriateness, Drafts of the Annual
Report are reviewed by the Committee as
a whole prier Lo formal consideration by
the Board, with sufficient time provided
for feedback.

The Commitiee reviewed the key messaging
included in the Annual Report and half year
results, paying particular attention to those
matters cansidered to be important to the
Group by wirtue of their size, camglexity,
level of judgement required and potential
impact on the financial statements and
wider business model.

The Commiltee has satisfied itsell that the

contrals over the accuracy and consistency
of the-information presenteg-in-the-Annual~
Report are robust. The Committee reviewed

the procedure undertaken to enable the
Board to provide the fair, balanced and

understandable confirmation to sharehotders.

Meetings were held between the Director
of Group Finance, Chief Operating Officer,
Company Secretary and General Counszel,
Head of Secretariat. \R/Corparate
Sustainability Lead and other senior
employees to review the Annual Report

and challenge the content and layout of it.
A report summarising their iindings

and amendments was presented to the
Commiliee which then recommended to the
Board that the Annua!l Repoert presented a
fair, batanced and understandable overview
of the business of the Group and that it
provided stakehotgders with the necessary
information lo assess the Group's position,
performance, business model and strategy.

The Committee conlinues Lo play a key role
in assessing whether the Annual Report is
fair, balanced and.understandable which is
described in further detail below.
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Case Study - BEIS Corporate
Governance reforms

The BEIS Corporate Governance
reforms are expected te be introduced
in 2023/2024. We welcome the reforms
8s 3 positive change 1o the regulatory
envicgnment, In anticipation of
significant changes, we have conducted
preliminary internal and external
readiness assessments and

impact assessmenis.

We have a rpadmap to ensure that we
dedicate sufficient time and resource
over the next few years sc that we are
in 3 good positian when the reforms
take effect.

As part of its standard review in respect
of public and large private companies’
accounts and reports, the FRC wrole to

the €ompany and provided-a-number

of minor suggestions thal have been
addressed where relevant and apprepriate
in the 2022 Annual Report and Accounts.
The FRC ctarified that this did not amount ko
substanlive correspondence and no formal
response was required from the Company.

Fair, balanced and understandable (FBU) reporting

The Committee considers annually whether, in its opinion, the Annuat Report and Accounts, taken as a whole,1s fair, balanced and
understandable and whether it pravides the information necessary for slakeholders to assess the Company’s position. performance,

business model and straiegy.

The following process is followed by the Committee in making its assessment:

1. 2.

Management
Review

A group comprisad of
senicr management
nciuding members

of Investar Relations,
Financial Reporting

and Analysis, Yerification
and Company Secretariat
teams, reviewed and
challenged the cantent
and (ayout of the Annual
Report and Press
Release. A report was
produced summarising
their findings.
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Externat
auditor

The External Auditor
reported its findings
to the Cammittee. The
Committee discussed
the significantissues
with the Auditor and
Director of Group
Finance and Head of
Financial Reporting.

3.
Internal
Verification

A small internal group
review the Annual Repart
and oversee a verificatien
pracess lor all factual
content and report their
findings to the Commitiee.
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Committee

The Committee reviewed
the process in place

to support the FBU
assessment and

a summary of its
outcomes. This review
led ta changes in the
final Annual Report.

4. 5

Recommend

review to Board

The Board approved

the Cammitiee’s
recommendation thal the
FBL stalement be made,
which can pe found in the
Directors’ Responsibility
Statement on page 157.
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The significant issues cansidered by the Commitiee in relation to the financial statements and broader work it has undertaken during the
year ended 31 March 2022, and the actions taken to address these issues, are set out in the following table:

Significant 1ssues How these issues were addressed Dutcome

considerad

Going The Commitlae reviewed managerent’s analysis supporiing the The Cammiltee satislied itself that the gaing concern
concern preparation ¢f the finangial statements on a gaing concern basis. This basis of preparation remainad appropriate. In doing se,
and viabi(ity included consideratian of forecast cash flows, availabilily o} commitied the Commitlea requested that a reverse siress tesl for
statement debl facilities and expected covenant headroom. 3 higher inftatienary environment be conducted. The

The Commiltae also reviewed management’s assessment of whether

the Group's lang term viability appropriately reflects the prospects

of the Group and covers an appropriata period of time. This included
censideraiion of whether the assessment adequately reflected the Group's
risk appetite oy principal risks as disclosed on pages BB-%6, whether

the peried cavered by the slatement was reasonable given the strategy

of the Group ang the environment in which il operates; and whether the
assumplions and sensitivilies identified, and stress tested, represented
severe but playsible scenarios in the context of solvency or liquidity.

The Cemmillee received a report from the external audilor on the resulls
of the 1esting underiaken on management’s analysis in both cases.

Commitlee agreed with management’s assessment and
recommended the viability stalement to the Board. The
vizbility staternent, which includes our gaing concern
statement and further details on this assessmenl, is

sel Dul &n page Y2

Provisioning

Tne Commiltee considered management's approach in determining
appropriate provisioning levels for rental arrears and tenant incentives,
including those that remain related 1o the Covid-19 pandemic period.
challenging assumptions and methodology where appropriate. The
Commiltee also received a repart from the external auditor,

The Commiltes was salisfied that the provisioning
approach was appropriate and proportionale lor
the Graup,

Accounting
for significant
transactians

The accounting treatment of signilicant property acquisitions, disposals,
fihancing and leasing kransaclions is a recurring risk for the Group with
non-standard accounting entries required, and in some cases managerment
judgement applied. The Commitiee reviewed managemeni papers on key
financial reparting matters, inctuding those for significant transaclions, as
wall as [he exiernal audilor’s lindings on these matters. In particular, the
Commitiee tonsidered lhe accounting lreatment of the formatian of a joint
venture with AustralianSuper in respect of Canada Water. The external
auditer separately reviewed management’s judgements in relation to

these transaciions and delermined that the approach was appropriate.

The Camrmittes was satisfied thal the accounting
treatment and related financial disclosure of significant
iransactlions was appropriate.

WValuation The valuation of invesiment and develepment properties conducted by The Commillee analysed the reperts and reviewed the
of property external valuers is inherently subjective as it is undertaken on the basis o valuation cutcarnes, challenging assumptions made
portfolio assumptions made by the valuers which may not prove to be accurate, The  where appropriate. The Committee chaltenged the
outcome of tha valuation is significant to the Group in terms of investment  valuers on the distinction between shapping centres
decisions, resylts and remuneration, The external valuers presented their  and retail parks and the valuation assumplions made
reports to the Committee prior to the hatf year and full year results, in respect of the former with relatively litile market
providing an averview of the UX property markek and summarising evidence. The Commillee also ¢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 scate
development projects. The Committee was satisfied
with the valuation process and the eifecliveness of the
Company’s valuers. The Cammittee approved the relevant
valyation disclosures to be included in the Annual Repaort.
Taxation The Commitlee reviewed the appropriateness of laxation provisions made  The Cammittee was satisfied thal the taxation provisions
provisions and released by the Group during the period. Thay considered papers were appropriate. ‘Our Approach to Tax is available

prepared by management and discussed the views of the external auditors
to obtain assyrance thal amounts held were cammensurate with the
associaled rigks.

at britishland.com/governance.

Risk appetite
and Principal
Risks

The Cammitlee received reports fram management which included a
review of Key Risk Indicators in the context of our risk appetite and updales
on our gperational risk.

During the year we have refreshed our principal risks in
response to how our strategy and markets are evalving.
The Cermmittee resclved that management's assessment
of the principal risks and risk appetite be recommended
to the Board.

Assessment
of internal
controls

This year we have operated in the context of the propesed BEIS corporale
governance relorms and conlinually seeking to upgrade our internal
control envirgnment, Managemeni provided diannual confirmation of the
eflectiveness of internal contrals.

The Committee approved proposals made by
managermeant to impreve the risk and controt processes
and monitering. This included additional internal controls
testing that was put in place for the internal control
declarations from March 2022.

TCFD

The Committee reviewed management’s progress on ensuring compliance
with the TCFQ) requirements for this year's Annual Report and Accounls.
They considerad changes proposed to both the strategic report and financial
statements, the process followed by management and the physical and
transition risk analysis wark undartaken by Wiilis 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
recommaendaltion of the Anrual Report and Accaunts lor
approval by the Beard, The Committee satisfied itself that
the Group™s resulling TCFQ disclosure was appropriate.
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REPORT OF THE AUDIT COMMITTEE continued

External Audit
PricewaterhouseCoopers LLP {PwCI

was appoinied as the Group's exlernal
auditor for the 2015 Annual Report following
aformal competilive tender pracess. Given
the continuing effectiveness af PwC in their
role 35 external auditor, the Commiltee
believes it is in the best interests of
sharehaolders for PwC to remain in role

for ihe following financial year and for

a compelitive tender process (o be
completed during 2024 ahead of

the 2025 year end audit,

The year under raview is Sandra Dowling's
third year as engagemani partner follawing
3 mandatory rotation at the conclusion of
the 2019 audit. The Committee willt ensure
that future rotations are undertaken as
reguired by legislation to the extent that
this is nat undertaken earlier by PwC.

The Committee is respansible for

- ~overseeing the relationship with the -
exlernal auditar and for considering

their terms af engagement, remumeration,
effectiveness, indepandence and continued
objectivity. The Committee annually reviews
the audit requirements of the Group, far the
business and in the context of the external
enwironment, placing great imperlance on
ensuring a high quality, effective external
audil process.

BDO LLP provides audit services to a
number of wholly owned subsidiary and
joint venture companies.

Fees and non-audit services

The Committee discussed the audit fee for
the 2022 Annual Report with the externat
audiior and approved the proposed fee on
behalf of the Board.

In additon, the Group has adopted a policy
for the pravision of non-audit 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 auditar (o provide
the following non-audit services te Brilish
tand where they are considered to be the
most appropriate provider for:

- audit related services: including
farrmal reporting relabing te borrowings.,
shareholder and ather circulars and
work in respect of acquisitions and
disposals Insome circumstances, the
external auditor i1s required to carry oul
the work because of their office. In ather
circumstances, selection would depend
on which firm was best suited o provide
the services required.

in addition, the following protocols apply to
ngn-audit fees:

- total non-audit fees are limited to
70% of the audit fees in any one year
Additionally, the ratio of audit to
non-audil fees is calculated in line
with the methodelogy set out in the
FRC's 2019 Revised Ethical Standarg;

- Commiitee approval is required where
there might be questions as 1o whether
the external auditor has a conflict of
interest; and

- the Audii Committee Chair is reguired
to apprave in advance each additional
project or incremental fee belween
£25,000 and £100,000, and Commiltee
approval is required for any additional
projecis over £700,000.

Total {ees for non-audit services amounted
ta £0.03m, which represents 5% aof the tatal
Group audii fees payable for the year ended
31 March 2022: Detaits of-all fees charged - -
by the external auditor during the year are
set cut an page 182.

The Committee is satished that the
Company has complied wilh the provisicns
cf the Statutory Audit Services for Large
Companies Market lavestigation {Mandatery
Use of Competitive Processes and Audit
Cormmittee Responsibilities) Order 2014,
pubtished by the Campetition and Markets
Authority on 26 September 2014,

Effectiveness

Assessment of the anaual evaluation

af the external auditer's performance

was undertaken by way of a questionnaire
completed by key stakeholders across the
Group. including senior members of the
Finance team. The review took into account
the quality of planning, delivery and execution
of the audit {including the audit of subsidiary
comgpanies|, the technical cornpetence and
siraiegic knowtedge of the audit leam

and the effectiveness of reporting and
communication between the audit

team and management

PwC also provide the Commitiee with

an annual repoft on its independence,
objectivity and compliance with statytory.
reguiatory and ethical standards. For the
year ended 31 March 2022, as for the prior
year, the external auditar confirmed that it
continued to maintain appropriate internal
safeguards to ensure is indapendence
and objectivity.
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The Committee concluded that the quality of
the external auditer's work, and the level of
challenge, knowledge and competence of
the audii team, had been mainizined at

an appropriale slandard during the year.

The Committee therefore recammended
ta the Board that a resotution to reappaint
PwC as external auditar of the Company
be put to shareholdsrs at tha 2022 AGM.

Internal Audit

The role of Internal Audit is to act as an
independent and objective assurance
function, designed to improve the
effectiveness ol the governance, risk
management and intérnal controls
frarmework in mitigating the key risks

of British Land. Ernst & Young LLF (EY)
cantinue to provide Inlernal Audit services
1o British Land and attended all Committee
meelings ta present their audit findings
alongside the status of management aciions.

During the year, the Commitiee reviewed,
made suggested amends 10 and approved
the amnval Internal Audit plan, including
consideration of the plan’s alignmeant 1o
the principal risks of the Group and its joint
ventures. Internal audits completed during
the year included those in relation to key
financial controls, financial reporting
system upgrades, health and safety
processes, insurance, cyber secutity,

and the Group’s purchase to pay system.
Overall. no significant control issues were
identified although several process and
contral improvements wera proposed, with
follow up audiis scheduled where necessary.

Effectiveness

The annual effectiveness review aof the
internal auditor included consideration

of the Internal Audit charter which defines
EY's role and responsibilities, review of the
qualty of the audit work undertaken and the
skills and competence of the audit teams.
Key stakeholders acrass the Group,
including Committee membpers, Head of
Secrelariat, Head of Financial Reporting
and other senior employees, completed a
questionnaire to assess the effectiveness
of the internal auditor. The Commitiee
concluded that EY continuad to discharge
its duties as internal auditor effectively
and should continue in the role 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

Managerment

Audit Cornmiltee

- Assessed audit resource and expertise.

- Reviewed the quality of audit work, skiils
and competence of the audit teamns.

- Considered feedback from PwC in
relation o the external audit process.

- Considered teedback from EY in relation
to their performance during the year.

- Reviewed EYs confirmations relating
to the internal audit including their
independence, compositicn, interaction
with external auditor, Committee
and Board.

- Assessed the Internal Audit Plan.

- Reviewed the work carried out by the
Risk Committee

- Reviewed the questionnaires comaleted
by key stakeholders regarding the
Committee, external and internal
auditars’ effectiveness.

- Received assurance that the
provision of information to the
axternal auditor complied with
the relevant disclosure processes.

- Considered the views fram members,
the Finance team and regqular attendees
af the Audit Commitiee.

- Assessed the cutput from the
Commitiee evaluation and surveys
conducted during this process.

- Raviawed the external audit reports
provided to the Committee during
Lhe year, with a specihic focus on
the demanstration of professienal
scepticism and challenge of
management assumplions.

- Assessed progress against the previous
year's focus areas.

Dutcame

Following a review of the outputs from each source outlined above, the Committee concluded the internal and external auditors
continued to operate effectively. 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 allotled to update the
Committee on the internal audit program, provide mare information on industry trends the Company should have on its radar, work with

management to improve tHeEréspanse time to conclude accounting issues, and provide firther ext&mal advicé and ingulinto curdverall ™~

risk management and internal controels pracesses.

Investment and development
property valuations

The external valuation of British Land's
properiy portielio 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 commiited to the rigorous
rmonitoring and review of the effectiveness
of ils valuers as well as the valuation
process itself. The Group's valuers

are CBRE, Knight Frank, Jones Lang
LaSalle [JLL] and Cushman & Wakefield.

The Committee reviews the effectiveness

of the external valuers bi-annually, focusing
on a quanlitative analysis of eapital valves,
yield benchmarking, availability of
camparable market evidence and major
ouiliers 1o subsector movements, with an
annual qualitative review of the level of
service received from each valuer.

The valuers attend Committee meetings at
which the full and half year valuations are
discussed, presenting their reports which
include detads 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 precess had
been foltowed and appropriate information
used, before separately reporting its
findings to the Committee. The valuation
process is also subject to reguiar review
by Internal Audit. The Group's valuers and
external auditor have confirmed to the
Cormmittee that the process undertaken by
British Land to accommaodate the valuation
of its real estate portfolio is best in class.
British Land has fixed fee arrangements

in place with the valuers in relation to the
valuation of whotly-owned assets, in line
with the recommendations of the Carsberg
Committee Report. Copies of the valuation
ceriificates of CBRE, Knight Frank, JLL and
Cushman & Wakefield can be found on our
website at britishland.com/reports.
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Risk management and

internal controls

A detailed summary of the Group's risk
framewgrk as well as additional information
on our systems of internal control is set

out in the ‘'managing risk in delivering

our strategy’ section on pages 84-87.

The Board has delegaied responsibility for
overseeing the effectiveness of the Group's
risk management and internal contral
systems to the Committee. An overarching
view of the internal controls system, and the
role of the Board and Committee, is set out
averleaf. The Commitiee has oversight

of the activities of the executive Risk
Committee, receiving minutes of all Risk
Commitiee meetings and discussing any
significant matters raised.

At the futl and half year. the Commitiee
reviewed the Graup’s principal and
emerging risks including censideration of
how risk exposures have changed during
the period. Both external and internal

risks are reviewed and their effect on

the Company's sirategic aims considered.
The assessmant of emerging risks includes
a bottom-up review of all business units and
3 deep dive by the Risk Committee. The
Audit Committee made a recommendation
to the Board regarding the identification
and assessmenl of principal and

emerging risks. The Board accepted

the Commiitee’'s recommendalion.
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REPORT OF THE AUDIT COMMITTEE continued

Half yearly, in canjunction with the

internal auditor, management reports

1o the Commitlee on the effectivenass of
internal controls, highlighting control issues
identified thraugh the exceptions reporting
process, Risk areas identified are considered
for incorporatian in the Internal Audit plan
and the findings of internat audits are taken
intg account when identifying and evaluating
risks within the business. Key oliservations
and managemenm aclions are reported to.
and debated by, the Commitlee. Far the
year ended 31 March 2022, the Committee
has not identified, nor been advised of a
failing or weakness which it has deemed

1o be significant. Quring the year we have
underiaken work to undersiand how we

can maintain and enhance our infarmation
systems and cyber security cantrols, further
detail can be found in the case study.

At the request of the Remuneration
Commitlee, the Commillee considers
“annbally the {evel of fisk taken by —

management and whether this affects

the performance of the Company. The

Remuneration Committee takes this

confirmation into account when determining

incenlive awards granted to the Executive

Directors and senior management. Taking
inte account reports received on internal
key controls and risk management, and

the results of the internal audit reviews,

the Commiltee cancluded that for the year
ended 31 March 2027 there was no ewidence
of excessive risk taking by management
which oughl to be taken inte account by

the Remuneration Commiitee when
determining incentive awards,

The Group's whistteblowing arrangements
enable all staff, inctuding temporary and
agency staff, suppliers and occupiers, to
report any suspected wrongdoing. These
arrangements, which are manitored by the
General Counsel and Company Secretary
and raviewed by the Commitiee annually.
include anindependent and confidential
whistleblowing service provided by a third
party. The Committee received a summary
of all whistleblowing reports received
during the year and concluded that the

~ “responsé Lo each report by managefhient

was appropriate. The whistieblowing
reports were also relayed to the Board
by 1he Commiitee 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 sxploitation of known software
vuinerabilities We understand that
there is a significant risk of being
targe{ed ang we believe that 3s a
business we should be vigilant.

We tasked a specialist team to
undertake complex vulnerability
analysis and remediation. Curing the
year, we have completed cur corporate
vulnerabiity remediation programme
which included penetration testing,
supplier risk assessments, group wide
cyber awareness fraining, and ongoing
vulnerability monitoring. We also
inlroduced a technology key risk
indicator dashboard to ensure there

is consistent oversight at Board level ~
as welt as a new Dperationat and
Compliance’ principal risk which
encompasses information systems
and cyber securily.

System of Internal Control
The elemeants lhat make up the system of
cantrol are:

Governance Framewark: Structured

wilh three lines of defence, the gavernance
structure enables the efficient priortisation
of key risks and actions te mitigate risk. An
illustration of the governance framework
can be found on page 104

Strategic Risk Management: A holistic
view ensures that risk managemenl is
underpinned by our strategic objeclives,
taking into cansideration our priorities
and the external enviconment.

Operational Risk Management; Each
business unil is supported to manage its
own risk Lo ensure that potential risks are
identified and mitigaled at an early stage.
This embeds the respansibility of risk

Governance

Sirjleqgic Risk Management

Operational Risk Management

Assurance

managéement at a business unit \evel.
Further detail can be found on page 84.

Assurance Framework: An element
of internal control that is independent
af business functions and Execulive
Cornmittee and Board members.

Standards and Quality Framework:
The overarching standards and codes
thal the Company and ils employees
adhere to in performing its duties.

Standards and Quality Framework

Board, Audit Committee
and CSR Commiittes

Determine strategic
action points and

risk appelite

Set strategic and
financiat goals

Assaess the extent and
nature of principal risks

Review effectiveness of
risk management and
internal control systems

External audit
Internal audit

Group policies and
ethical standard e.g.
Whistleblowing policy,
Risk Management
Policy, Internal Centrol
framework aligns with
€0S0 internal Congrol
Integraied Framework,
FRC Guidance

Executive Committee
and Risk Cammitiee

Identify principal nsks
Monitor key risk
indicatars

Aggregation of risk
exposure and adeguacy
of risk mitigation
Going concern and
viability statement

Group Compliance
Group Health & Safety
Business leads repori en
kay controls biannually

Business units and Risk
and Control feam

Exacute sirategic actions

Risk register
Day te day respansibility
for internal controls

Risk and control team
gversee the business
unit process including

Business unit policies,
procedures, processes
and systems

sample testing

12¢
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DIRECTORS  REMUMERATION REPORT

Aligning incentive with strategy

Qur Remuneration Policy aligns
management incentives with
our strategy.

Dear Shareholders

BGuring the year under raview the
Committee has focussed on three main
areas: developing the 2022 Directors’
Remuneration Policy and consulting with
shareholders; rewarding management and
the wider workforce appropriately for the
Company's strong financial perfermance;
and reviewing the wider systems of reward
and recognition across our business

to ensure British Land remains a
first-class employer.

Directars’ Remuneration Policy

The Direclors’ Remuneration Policy

that is currently in force was approved

by shareholders in 2019 and expires at

the 2022 AGM. The Commitlee has worked
throughout the year tc design the Policy
which is described in detail an pages 128-134
and will be tabled for sharehelder approval
at the AGM this year. The Committee

has worked with management and our
remuneration consultants tc produce

a policy that we believe will incentivise
Executive Oirectors to performin such a
way that drives pasitive sutcomes for the
business, our broader stakeholders and
crucially, our shareholders.

We are not proposing any changes to the
guantum of incentives that our Executive
Directors will receive under the Policy,
however we are proposing a revised
framework of performance conditions,
most pertinently in connection with the
Leng Term Incentive Plan, to atign more
directly positive management action with
positive reward outcome. In addition, we
have proposed the addition of performance
conditions that specifically measure
management’'s progress in achieving

the ambitious gaals within cur 2030
Sustainability Strategy, to reduce the
levels of operational and embadied
carbon within our developments.

As Cammittee Chair, | have {ed the
programme of consullation with major
shareholders and have been pleased with
the tevel of engagement that our proposal
received. | would like to thank all our
shareholders that engaged in the process.
We have taken your feedback very seriously
and have. as a result, made meaningful
changes to the Palicy which | hope you

will support at our 2022 AGM.

Company Performance & Bonus

The Company has returned Lo growth

in 2022 and we are pleased to see
management action resulting in positive
autcomes for the business. At the start of
the financial year the UK was emerging

The British Land Company PLC 00621520

fram the third forced naticnal lockdown
and as the year progressed lhere were
perinds of mandated working from hame
as well as general ungertainties around
vanants of concern and vaccine roll cuts.
Notwithstanding these pressures brought
about by the second year of the Covid- 19
pandemic, we're pleased with how the
business and our people have performed
during the year. The financial performance
af the Company, as cutlined in the strategic
reporl, was driven by management’s efforis
to pivot the Campany towards grawth.
Underlying profit for the year was up by
£50m 1o £251m and we saw positive Total
Accounting Return of 14.8%, the highest for
sevan years. Rental collections, a key driver
of operational perfarmance, were back to
near-pre-Covid levels this year as a result
of a concerted programme of collections
working in canjunction with our custoemers.
We saw positive valuation growth fram our
property portfolio in aggregate of 6.8% or
E499m. A full review of the performance of
the Company during the year is contained
wilhin the sirategic report from page é2.

When determining remuneration outcomes,
the Remuneration Commilttee considered
the strong company performance, the
macroenvirenment and the conditions that
our stakeholders and the wider market have
experienced during the year. We assessed
the eutcome of perferrnance against

the financial metrics in general and

the individuzl strategic objectives set for
each Executive Director under the Annual
Incentive Plan. The achieved performance
resulted in a bonus of ¢.137% of salary
earned in the year {or our Executive
Directors against a maximurm opportunity
of 150% of salary. This reflected the strang
performance and execution of the new
strategy of the Company.

The Committze censiders the ievels

thal have been awarded appropriately
reflect the efforts of the Executive Directors,
incentivise future performance and balance
the impact af the year under review on our
shareholders end wider stakehalders.

Reward and Recognition

The Committee has warked with the
CSR Committee towards the end of the
year following feedback via workforce
engagement mechanisms around the
structures of reward and recaegnition
that exist within British Land against
the backdrop of an emerging cast of
Living crisis.
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DIRECTORS' REMUNERATION REPORT continuved

Management is leading a programme of
initiatives which are targeted in particular
at the most junior and lower paid members
of British Land’s staff wha 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-introduction of Free Share
Awards under the Share Incentive Plan
during the year and an extension of the
sama awards which will now be made 1o

ail employees of the Group. The Commitiee
has also canfirmed that Executive Dicgctors
will not receive salary increases for the year
ahead, whilst management have proposed
a progressive pay increase for the wider
workforce with larger percentiage increases
in salary being given ta the lowest paid.

The Committee will continue to wark with
management and the CSR Committee Lo
ensure the remuneration of the workfarce
i5 aligned ko the culture and strategic

. —direction. of the Company. P —

Remuneration in respect of the
year commencing 1 April 2022
Salaries

The Commiltee reviewed salaries for the
Executive Directors during the year and
concluded that no changes were necessary.

The Non-Executive Directers’ and the

Chairman s fee tevels also remain unchanged.

Annual Incentives & Long Term Incentives
The quantum of awards will remain
vnchanged under tha proposed 2022 Policy.
Execulive Directors are eligible for 2
maximum bonus of 150% of salary and
maximum Long Term Incentive Award of
up to 300%. The Commiktee does not intend
to grant LTIP awards above Z40% of salary.

Pensions

We are commilted {0 ensuring that pension
contributigns acrass our workforce are
equitable. Executive Directors receive the
same pension benefit rate applicable to
the majority of the wider workforce at

15% of salary.

Gender and ethnicity pay gap
Our work te narrow the gender pay gap
since 2017 continued during the year.

The (atest.gender pay gap for the 5 April
2022 snapshot shows 3 reduction in the
median pay gap of 8.4% to 19.2% from
27.6% for British Land. Broadgate Estates,
2 subsidiary company, has alse achieved a
reduction in the median pay gap from 32.9%
o 29.3%. More information can be found
at britishland com/gender-pay-gap.

The British Land Campany PLC 00621720

Our work to narrow the pay gap between
white and BAME empleyees has continued
during the year. 2021 was the first lime we
putlished our ethnicity pay gap data. As at
the § April 2022 snapshot, the pay gap has
reduced from 27.3%in 2021 10 19.2% in
2022 for British Land and from 32.7%

to 29.4% for Broadgale Estates.

Recommendation

British Land is commitied 1o listening
carefutly to shareholder feedback and (o
applying best practice to its remuneration
policies and approach. We hope that you
will continue to support our approach (o
remuneration and will vote in favour of
this Report and the proposed Directors’
Remuneration Palicy at the 2022.AGM.

Yours sincerely,

o5

Laura Wade-Gery
Chair of the Remuneration Commiites

New 2022 Remuneration
Policy Summary

Introduction

Our Remuneralion Policy always aims

to align with the long term business
strategy. culture and vaiues of the
Company. The new 2022 Remuneration
Pelicy as outlined on the following pages,
subject ta shareholder approval, will 1ake
effect from the date of the AGM on 12 July
2022 Payments to Diractors can only be
made if they are consistent with a
shareholder approved Policy or
amendment to a Policy.

How the Policy is reviewed

The Directors’ Remuneration Palicy
is deiermined by the Remuneration
Caommittee. The Cammittee receives
information on market practice, business
strategy and stakeholder views from
management and its independent
advisors. Remuneration preposals
are developed by management and
its independent advisors based on
discussions with the Cammittee and
are subsequently refined and agreed
based on feedback pravided.

The Executive Direclors do not participate
in the approval of the Policy and are not
present when proposals impacting their
own remuneration are decided, other than
to provide relevant business and employee
context {o discussions with the Committee
which takes note of any potential conflict
of interest.

Impact of stakeholder views on

Policy review

In drawing up the Remuneration

Policy, the Commiitee actively sought

and took into account views expressed by
shareholders. The Company engaged with
its shareholders via consullation meelings
with investor bodies, and by writing to

its largesi shareholders, offering each

a meeting ta discuss remuneration
propuesals and setting oul the praposed
approach. In response to the feedback

on our initial propesal, we amended aur
approach angd again wrate to our major
shareholders setting out clearly what
adjustments we had made in response

to feedback. The views expressed were
suppartive of increasing the focus on ESG
metrics provided these were guantitative

and stretching and for a greater proportion
of the LTIP financial metrics (but not alll to
be based on absolute performance rather
than being assessed on a relative basis.
The Committee agreed for ESG metrics to
be intraduced inte the AlP and LTiP and
for 25% af the LTIP 1o remain assessed
retative to seclor benchmarks.

The Committee also took into account
views of the workfarce on remuneration
in general expressed via opinion surveys,
Executive Director remuneratign panels
and through direct engagement with
LTIP participants.

Each year the Commiltee takes

inte account the pay and employment
conditions of employees in the Group.
This year the Committee noted the
general increase in salary levels proposed
for all employees and levels of incentive
payments proposed which take account

of the impact of both individual and the
Compéany's performance, before setting
the remuneration of the Executive Directars

128
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The 2019 Policy was largely considered
ta have operated effectively and thers are
only relatively minor changes propesed.

Under the 2022 Policy, at least 60% of
the AIP and 75% of the LTiR respectively,

From this year, the Policy will be operated
with measures that introduce 3 material

will be assessed against financial metrics.

Key changes from the 2019 Policy

performance measurement with
management 2ction whilst maintaining
a suitable tevel of relativity.

There are no changes to the remuneration
opportunity for Executive Direclors under
the Palicy with the maximum opportunity
under the Annual Incentive Plan and the
Long Term Incentive Plan remaining at

normally in line with the workforce and
pensien contributions far Executive
Direclors are in line with the rate
applicable to the majority of the
workforce, 15%.

Operational and factual details have
been updated, for example details specilic
Lo lormer Directors have been updaied

clemaent aligned ts our 2030 Sustainebilily
Stralegy and more closely align long term

150% of salary and 3UU% of salary
respectively, Salary increases are

andg non-policy operational matters have
been moved to implementation sections.

Current AIP operation under 2019 policy

Revised AIP aperation under New 2022 Policy

Quantitative Measures [70%]

Quantitative Financial Measures [60%)

Tatal Property Return vs MSCi Iweighted by sectorl 0% Total Property Return vs MSCI weighted by sectorl 20%
Annual Profitabilsy 0% Annual Prolitability 30%
Strategic Objective. Balance Sheet Resilience 20% Development Profit %
Quantitative Environmental Measures (20%])
The Global Real Estate ESG Benchmark {GRESSI 20%
Strategic Measures/Personal Objectives/Customer {30%] Impravement in EPC ralings across estate
- Reslising the petential of our carmpuses 0%
- Progressing value accretive develapment Strategic Measures/Personal Objectives/Custamer (20%]
- Targeting the opporiunilies in Retail & Fullilment
- Aetive capital recycling - Realising the polential of gur campuses 20%
- Peaple and sustainability - Progressing value accretive development
— Targeting the opportunities in Retail & Fulfitment
- Active capital recycling
- People
Current LTIP operation under 2019 policy Revised LTIP operation under New 2022 Policy
Quantitative Measures [100%I Quantitative Measures {100%]}
Total Property TPR sectar weighted I1PD benchmark 0%-1% pa 40% Total Property TPR secior weighted IPD 25%
Return jRelative] Return [Relativel  benchmark 0%-1%pa
Total Accounting  TAR is measured as an absolute 50%
Return target with zero vesting below 4%pa,
[absolutel 20% al 4%pa increasing on a
straight-lina basis to full vesting for
Total Accounting  TAR is measured relative to a market capitalisation 0% :I’Da?gacg:‘nea;z:ieroal;‘:‘e:a:d of year
Return {Relative] weightad index of FTSE 350 companies that use recedin ‘I’_TIP rant) ¥
EPRA accounting P 9 g
Tota! Shareholder 50% is refative to the performance of FTSE 100 40%
Return 50% is relatve 1o a market capitalisation weighted
index of the FTSE350 property companies that use
£PRA accouming
ESG Operational Carhen 25%

Zero vesting below Threshold, 20% vesting at Threshold and full vesting
at Maximum

Reduction {CO:e per sqm|
Operationat Energy Reduction

Zerg vasting below Threshold, 20% vesling at Threshald and lull vesting
al Maximum
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OIRECTORS' REMUNERATION REPORT continved

Alignment with Provision 40 of the UK Corporate Governance Code

Principles Alignmant wilh the Brilish Land Remuneratign Palicy

The British Land Company PLC 00421920

Clarity - rernuneration

- The Policy provides far clearly defined remuneration elements consisting of salary,

arrangements shoutd be
transparent and promote effective
engagement with shareholders and
the workferce

pension and benefits, and participation in the AIP 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.

AlP and LTIP performance conditions are clearly linked to the business sirategy.

Simplicity - remuneration
structures should avoid complexity
and their rationale and operation
should be easy 10 understand

The Policy has been simplified over time tg avoid undue complexity. During the 2021722
review, the use af performance conditions and targets has been reviewed with the proposed
changes providing a clearer tine of sight and simplifying the assessment by providing a
greater propartion based on the Company's absolute performance which is impacted
directly by management action, rather than assessed against market benchmarks

The incentives have also been simplified over time with alternative structures including
performance options and malching shares being removed from the Directors’ policy in
prior reviews.

Risk = remunsration 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 Palicy is designed to provide appropriate payauts for different levels of perfermance.
When selting performance targets the Committee consider the link between pay and
performance, testing targets against historic and future performance,

The Policy includes safaguards to ensure that there is 3 robust link between pay and
performance, including the discretion of the Committee to reduce formulaic payouts under
the AIP and LTIP should they leel it appropriate In addition, malus and clawback provisions
provide the ability to recaver payments in ceriain serious circumstances.

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 policy

The Policy provides that under the AIP and LTI® there are clearly defined levels of
performance required for threshold, targel and maximum payouts.

Disceetions available to the Committee are identified in the Policy and these will only be
used where appropriate, and the use clearly disclosed in the Annual Remuneration Report.

Propartionatity - the link between
individuzl awards, the delivery

of strategy and the long term
performance of the company should
be clear. Qutcomes should not
reward poor perfarmance

Participation in the AIP and LTIP provide alignrment between Directors’ remunergtion and

delivery of the Company's strategy and longer term performance.

The AIP provides a focus on annual targets which drive long term success. A porticn of the
AIP is delivered in shares to provide alignment over the longer term.

The LTIP provides a focus on longer term targets including assessments againsi financial
and nan-financial performance conditions.

The Policy has saleguards le.g. parformance measures, discretion, recovery provisions) 1o
ensure thal there are no inappropriate payments for poor performance.

Alignment with culture - incentive
schemes should drive behaviours
consistent with company purpose,
values and strategy

The AIP and LTIP drive behaviours ¢onsistent with the Brilish Land's purpose, values

and siralegy

In particular. the AIP includes a portion based on sirategic/personat/customer measures.
The AIP and LTIP are also aligned with the ESG strategy with distinct proportians measured
against quantitative ESG targets.

The cascade of the Policy down the organisation means that employees are incentivised in
line with our values to work logether taday ("be smarter together”; “listen and undersiand”]
1o promote the long term success of the company [“build for the future™).
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Executive Directors’ New 2022 Remuneration

Policy

Fixed remuneration

Operation tang stralagic purpasal Maximum cppaortunity Performance
conditions

Basic salary

{To attract, motivate and retain talented Executive Directors.)

The level of basic salary is set taking into account the scope The maximurn levet of basic salary will not be Not

and responsibilities of the role and the level of remuneration greater than the current salary as increased,

paid at companies of broadly similar size.

Basic salaries are normally reviewed annually by the
Remuneration Commitiee, with increases usually taking effect
on 1 April for the subsequent year. Employment conditions and
salary increases throughout the Group are taken into account
when basic salaries are reviewed.

Changes in the scope of an Executive Director's rale may result
in a review of salary.

applicable.
ypically in line with the markel and generat .
salary increases throughout the Group.

If an indwviduat is appointed at a lower salary, for
example, to reflect inexperience 25 a listed company
Direcler, larger increases may be awarded over
future years as they prove their capabitity.

Car allowance, benefits and ali-employee share schemes

To provide a car allowance and set of benefits which support the Executive Directar and encourage participation in the

all-employee share schemes.

A car allowance may be paid or 2 company car may be provided
to Executive Directors.

Execulive Directors are eligible to receive other taxable and
non-taxahle benefits, that may include:

- private medical insurance [covering the Qireclor and family]
- life assurance cover
- permanent heatth insurance
- access o independent actuarial, financial and legal advice
when necessary -
- gym memhbership, subsidised by the Cempany
- anpual medical checks
- relevant professional subscription fees
- other benefits en substantially the same basis as
other employees.
Executive Directors are eligibie to participate in British Land’s
Share Incentive Plan (SIP], Sharesave Scheme and any other
future plans an the sarme basis as other eligible employees.

The Company provides Direclors’ ang Officers’ Liability
Insurance and may provide an indemnity to the fullest
extent permitted by the Cornpanies Act.

The maximum car allowance is £20,000 per annrum.  Not

The maximum cost of other taxable and non-taxable applicable.

benefits permilted under the Policy is the amount
required to continug providing benefits at a similar
level year-on-year.

The maximum oppertunities under the SIP,
Sharesave Scheme and any subsequent plans are set
by the rules of the schemes and may be determined
by statutory limits,

British Land Annual Repert and Accaunts 2022 ™
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Fixed remuneration continued

Changes from the 2019 Policy are highlighted

Qperation [and sirategic purposel Mazimum oppartunity Performance
conditions.
Pension or pension allowance
[To provide an appropriate level of pension in retirement for Execulive Directors.)
Executive Directors may receive pension benefits through Employer pension contributions to Executive Not
a defined contribution scheme or cash allowance in lisu of Directors under the defined contributian applicable.
pension contributions. arrangement and cash allowances in liew of pension
o . o . are made at a fixed percentage of salary, ne higher
Cash _allowar\ces in lieu of pension contributions wou_ld typicatly than the rate available to the majority of the
be paid at ihe-same levgl Dflsalar‘y as Company cantributions workforce, which is cusrently 15% of salary.
under the defined contribution arrangement. '
Unless already a member of the legacy defined benefit scheme,
Oirectors will not be able to participate in it.
Variable remuneration
Gperation land straregic purposel Maximum ogporiunicy Ferfarmance conditions
Annual Incentive . -~ s e - T o . e
{To reward performance against quantitative and sirategic objectives that are set annualty.t
Annual Incentive awards may be granted to Executive Directors  The maximum The abjectives are set by the main Board

each year, with the level of award reflecling strategic aims of the level of Annual and the measures by the Remuneraiion
Campany. Objectives are set by the Board and measures set by ~ Incentive which  Commitiee normally ai the beginning of

the Remuneration Committee. may be granted  the linancial year over which per{formance

) . ) is equivalent will be assessed and following the end of
Awards are granted following the financial year end, 0 150% of {ne linancial year when perfarmance can
when actuzl performance gver that year is measured. basic salary. be determined.
A partion of the Annual fncentive Award is paid in cash and At least 60% of the Annual Incentive wilt be
the remaining portian {net of tax) is used Lo purchase British based on financial performance conditions,
Land shares on behalf of the Executive Director {Annyal with the remainder based on non-financial/
Incentive Sharesl. . strategic performance conditions.
Currently one third of any Annual Incentive Award will be No more than 25% of any part of the award
required to be used 10 purchase Annual Incentive Shares. wilt be earned for threshold performance.

Annual Inceniive Shares must be held fer three years from the
date ol grant of the Annual Incentive award before they may be
transferrad or sold, regardiess of whether or not the individual
remains an employee of British Land throughout this peried.

Up ta half of the maximum potential award is
payable for \arget performance that is in line
with expectations. If the strefch target is met
the maximum polential award will be earned.

Executive Directors are entitled to the dividends paid in respect The Commiltee has the discration to
of the Annual incentive Shares during the holding period. adjust the outturn 1o ensure il reflects

underlying performance.
The Annual Incentive award lcash and shares| may be clawed

back during the three-year period following determination of the No further performance conditions are

award in certain circumstances. These are set out on page 137. during the holding period.

attached to the Annual Incentive Shares
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Variable remuneration continued

Operalion |and strategic purpasel

Maximum ggpariunity
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Perlarmance conditions

920

Lang Term Incentive Plan [LTIP}

[To link the level of reward to Company performance against specified long lerm measures, prometing and rewarding activities

that support our strategy and create sustainable long 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 to receive shares).

LTIP awards iypically vest after three years. The number of
performance shares vesting is dependent on the degree to
which perfoermance conditions attached to the LTIP have been
met over this three-year performance period. The Commitiee
has the discretion to adjust the sutturn to ensure it reflects
underlying performance. A payment equivalent to the dividends
accrued on vesling performance shares is paid at the

point of vesting normally in shares but in exceptional
circumsiances cash.

On vesting, sufficient performance shares may be sold to cover
an tndividual's liability te income 1ax and National insurance
contributions and related costs of sale. The remaining .
performance shares must be held for two years following
vesting betore they are permitted to be transferred or sold,
regardless of whather or not the individual remains an
employee of British Land throughout this period.

LTIP awards may be forfeited and/or clawed back from the date
of grant until three years after the determination of the vesting
level of an award in certain circumstances. These are set out on
page 137. Y itis discovered that an LTIP award was granted or
vesied on the basis of rmaterially misstated accounts or other
data the Committee may require some or all of the performance
shares ta be {orfeited or clawed back during the five-year periad
following the grant date.

The maximum

value lusing the

share price at

the time of award

multiplied by
the number of
shares) of an
LTIP award
which may

be granted

is equivalent
10 300% of
basic salary.

The LTIP performance conditions are chosen
to reward performance that is aligned with
British Land's strategy. At teast 75% of the

award will be based on financial related
performance conditions, with the remaind
based on non-financial/strategic
performance conditions,

Within these limits, the relative weighting
of the performance conditions may be varie
by the Commiilee to ensure the LTIP besl
supports British Land's stralegy and to
meet investor preferences.

For relative metrics, the Committee may
amend the comparator groups during the
performance period if there is a corporate
event alfecting any member of the group.
The Committee may also amend a targei or

er

d

performance benchmark if a different targe:
or benchmark is deemed mare appropriate.

Performance conditions are challenging,
requiring significant autperformance far
100% of \he LTIP award to vest. No more
than 20% of the award will vest ii the

minimum perlermance threshold is achieved,
performance below the minimum threshold

for a performance condition will result
in the LTIP award in respect of that
condition lapsing.

Policy on shareholdings of Executive Directors

{To encourage Executive Directors to build and maintain a shareholding in the Company, including post-cessation

of ermnployment|

The Company has a policy that Executive Direclors witl be
required to build and retain a level of sharehalding in the
Company. including post-cessation of emplayment.

The applicatian of this will be contained frarm time to time in the
Annuat Report on Remuneration and is currently 223% of salary
for the CEQ and 260% of salary far the CFO with this level being
required to be held for twa years following cessation. The
Cornmittee retaing discretion to operate the shareholding
requirement as appropriate in specific circumstances.

The Paticy
requirement
is that the
Executive
Directors

are expecled
to buildup a
shareholding of
at least 200%
of salary [in
practice the
operation may
oe higher).

Nat appiicable.
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DIRECTCRS' REMUNERATION REPORT continued

Non-Executive Directors’ New 2022

Remuneration Policy

Qperation [and strategic purpase)

Maximum opportunity
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Perlyrmanca carditians

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
reviewed annually. The level of the Chairman’s annual fee is set taking
inte account fees paid at companies of broadly simitar size.

Typically increases, if required, will
be in line with market.

Net applicable,

Non-Executive Directors’ fees

[To attract and retain Non-Executive Directors with the appropriate degree of expertise and experience.)

Remuneration of the Non-Executive Directors is a matter for the
Executive Oirectors and Chairman, and fees are reviewed annuaily.

Non-Executive Directors receive a basic annual fee plus additional fees
it they are membersg of a Committee, and ii they hold the position of
Senior Independernt Director, Chair of a Committee, perform additional
roles or have a greater time commitment,

The Campany’s Policy is to deliver a total fee at a level in'line with
sirilar positions.

The maximum aggregate amount

of basic fees payable ta all Non-
Executive Directors shall not exceed
the limit set in the Company's
Arucles of Association, which is
currently £900,000. Basic fees do
net include the Chairman's fee or
fees tor being Seniar independent
Direcior. member or Chair of

a Committee.

Not applicable.

Other arrangements for the Chairman and the Non-Executive Directors
ITa support the Directors in the fulfilment of their duties )

The Company may reimburse expenses reasonably incurred by the
Chatrman and the Non-Executive Directors in fulfilment of the
Company’s business, together with any taxes thereon.

The Company provides the Chairman and the Non-Executive Directors
with Qirectors’ and Officers’ Liability Insurance and may provide an
indemnity to the fullest extent permitted by the Cornpanies Act.

The maximum reimbursement
15 expensgs reascnably incurred,
together with any taxes thereon.

The maximum vatue of the Direclors’
and Officers’ Liability Insurance and
the Company’s indemnity is the cast
at the relevant time

Not applicable.
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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 an the same basis as salary reviews

for the Executive Directors; consideration
is given to the individual's role, duties,
experience and performance. along with
cansideration of typical salary levels of
employees in similar roles in comparabie
companies, where the data is available.

Employees are entitled to taxable and
non-taxable benefits including pensien
contributions, with executives being entitled
to substantially the same benefits as the
Executive Direclors.

The Company’s all-employee share
schemes [the Share Incentive Plan and
the Sharesave Schemel are alsc open lo
eligible employees.

The Campany cperates annual incentive
arrangements throughout the business

which are cascaded from the AIP objectives,

tailored where appropriate tu the specific
functians and individuals.

Senior employees may also participale
in the LTIP and/ar Resiricted Share
award schemes.

Chotice of performance measures
At least 0% of the Annual Incentive

will be based on linancial perfsrmance
conditions, with the remainder based

on nen-financial/strategic performance
conditiens. The specific perfermance
conditions are determined in line with

the strategic.priorities. . .

Illustration of application of the New 2022 Remuneration Policy
The bar charts betow illusirate the levels of remuneration receivable by the Executive Directors in the first year of operation of the
proposed Remuneration Policy for varying {evels of performance. :

At teast 79% of an LTIP award will be based
on financsal related performance conditions,
with the remainder based on non-financial/
stralegic performance condittons, The LTIP
performance conditions are chosen to
reward performance that is aligned

with British Land's strategy.

The AIP and LTIP targets are set tzking
inte account the business plan and investor
expecialions, with the Committee ensuring
there is a robust and appropriate link
between payouls and performance.

Chief Executive

Chief Financial Officer

shore prive arown) I I 39% | 20% IR ROT A e arowtn) IR | % 39% | 19% €3,162%

Maximum 2% ) 9% a8% €389  Maximum 2% | 29% 48% £2,549k

In fine with In line with

expectations 49% {3””“ 20% £1.831k expeclations 4% [3'% 0% £1.202k

Minimum EB93k Minimurm £589k
T T T T T T T L T T T T T

€000 a 1.000 2,000 3.000 4,000 5.000 € 000) 0 500 1,000 1500 2,000 2500 3,000 3500

M Fixed pay M Annual Incentive  MLTIP BRLTIP value with 50% BFixed pay WAnnualincentive  ELTIP BB LTIP value wiih 50%

share price growth

share prica growth

). Calculated using (a} salaries for the year ending 31 March 2023; tb) benelit values for Ihe year ending 3% March 2022, and l¢| pension policy as applicable far the year

ending 31 Mar¢h 2023 i.e. V5% of salary.
Assumptions;

Minimum: Ficed pay only consisting of salary, penston and benefits. No payouts under the AIP or LTIP,

In line with expectations: Fixed pay ptus 50% of maximum under the AIP and threshold vesting at 20% of maximum under the LTIP.

Maximum: Fixed pay plus 100% of maximum under the AIP and LTIP.

Maximum with share price growth: As for the "Maximum™ scenario 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 suitabte candidate, taking into
account external market cormnpetitivengss
and internal equity. The level of basic
salary may initially be positionad below
the mid-markeat of the chesen camparator
group, with the intention of increasing

it to around the mid-market of the
comparator group after an initial

period of satisfactory service.

Individuals will be able to receive a
contribution to a pension plan, or cash in
liew thereof, and the Company contribution
will not be greater than the rate avaitable to
the majority of the workfarce lcurrently 15%
of satary).

Where a recruit is forfeiting incentive
awards granted by his or her existing
employer, compensation in the form of

a resiricied share plan IRSP) award or
otherwise may be made in accordance
with Listing Rule 9.4.2), the maximum value
of which will be that which the Committee,
in its reasonable opinion, considers ta be
equal to the value of remuneration forfeited,

The vesting of the award may be subject

Lo additional performance measures being
met over the same period. The Cormnmillee
will determine the mast reievant measures
to use at the time of award, bearing in mind
the responsibilities of the individual being
appointed and the Company's strategic
prigrities at the time.

The Company’s Palicy is ta give notice
periods of no longer than 12 months.

136

Chairman and Non-Executive Directars
On recruiiment, the Chairman will be
offered an annual fee in accordance with
the Policy. The tlevel of the annual fee may
initially be positiened betow the mid-market
(evel, with the intention of increasing it

tc around the mid-market lgvel of the
comparator groug aiter an initial period

of satisfaciory service. Non-Executive
Directors will be offered Non-Execulive
Directors’ fees in accordance with

the Policy.

Appointment of internal candidates

If an existing emplayee of the Group

is appointed as an Executive Director,
Chairman or Non-Executive Oirector,
any obligation or commitment entered
into with that individual grior to his ar
her appaintment ¢an be honeured in
accardarce with the lerms of those
obligations of commitments, even where
they differ from tha terms of the Policy.

Policy on loss of office

Executive Directors

The Executive Directors service contracis
can be lawfully terminated by either party
giving 12 months’ notice, or by the Company
making a lurmp sum payment in lieu of
notice |PILON} equal to the Executive
Director’s base salary for the notice period.
Additionally, when the Company makes a
FILON, it may either pay a iump sum equal
to the value of any benefits for the naotice
period or continue 1o provide benefits untit
the notice period expires or the Executive
Director starts new employment [whichever
is the earlier]. These lawful termination
mechanisms do nat prevent the Company,
in appropriate circumstances, from

British Land Annual Repart and Accaunis 2022
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terminating an Executive Director’s
employment in breach of his or her service
contract and seeking to apply mitigatioa in
determining the damages payable. Where
this is achievable in negotiation with the
outgoing Oirector, setilement arrangements
are structured so thal the termination
payment is paid in instalments and the
instalments are reduced by an amount
equal to any earnings received from the
outgoing Bireclor's new employment,
consuliancy or other paid work.

Far departing Executive Directors and
Executive Directars that have (eft British
Land the Commuttee may agree to cash
commutaiion of pension benefits under the
defined beaefit scheme lincluding EFRBS
benefitst and ather pension arrangements
entered into prior to the adoplion of the 2022
Remuneration Palicy. Any cammutation
would take into account valuations provided
by independent actuarial advisers so as to
be undertaken on a basis considered by

the Committee to be cost neutral io

the Company.

The circumslances of the less of office
dictate whether the individual is treated as
a good leaver or atherwise, in accordance
with the Company's Policy. The Committee
uses ils discretion to form a view taking inta
account the circumstances. Good leavers
typically receive pro-rala Annual Incentive
and long term incentive awards, subject

to performance measurement, and other
teavers forfeit their entitlements. In the
evenl of a change of centrol the rules

of the share plans generally provide far
accelerated vesting of awards, subjact
twhere applicablel ta time apportionment
and achievement of performance targeis.



Details af the Executive Direclors’ service contracls and notice perinds are given in the

table below:

Normal notice peried to be
Director- Length ol service cantracl Date of service contract given by ither party
Simon Carter 12 months 18 November 2020 12 months
Bhavesh Mistry 12 months 19 July 2021 12 months

Chairman and Non-Executive Directors

The lettars of appointment of Non-Executive Directors are subject to renewal on a triennial
Dasis. in accordance with the UK Corporate Governance Cede, all Directars stand for
electian or re-election by the Company's shareholders on an annual basis. The Directors’
service cantracts and letters of appointment are available for inspection during normal
business hours at the Company's registered office and at the Annual General Meeling.

The unexpired terms of the Chairman’s and Non-Executive Directors’ tetters of

appointment are shown below:

Original dale of

Eifective date of
appointmant in mos|
recent Letter of

Unexpired term at

Diracior: appomniment appaintment 21 March 2022 Imanthsh
Tim Score (Chairman) 20 March 2014 19 July 2019 3
Preben Prebensen (SID] 1 September 2017 1 Seplember 2020 28
Mark Aedy 1 September 2021 1 Seplember 2021 40
Lynn Gladden 20 March 2015 24 May 2021 28
" Irvinder Goodhew 1 October 2020 1 October 2020 28
Algstair Hughes 1 January 2018 1 January 2021 28
Nichelas Macpherson 19 Cecember 2015 19 December 2019 16
Laura Wade-Gery 13 May 2015 24 May 2021 28
Loraine Woodhouse 1 March 2021 1 March 2021 28

Although the Chairman’s and Nen-Executive Directars’ appointments are for fixed

terms, their appeintments may be terminated immediately without notice if they are not
reappointed by shareholders or if they are removed from the Board under the Company's
Arlicles of Association or if they resign and do nat offer themselves for re-election. In
addition, their appoiniments may be terminated by either the individual or the Company
giving three maonths’ written notice of termination {or, for the current Chairman, six
menths’ written notice of termination|. Despite these terms of appointment, neither the
Chairman nor the Non-Executive Oirectors are entitled 1o any compensation (other than
accrued and unpaid fees and expenses for the period up to the termination} for toss of
office save that the Chairman and Non-Executive Direciors may be entitled, in certain
limited ¢ircumstances, such as corporate transactians, to receive payment in lieu af their
notice period where the Company has lerminated their agpointment with immediate effect.
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Malus and Clawback

In relation to both Annual Incentive Plan ang
LTIP awards under this Policy, malus and
clawback provisions will apply in the
following circumstances:

- discovery of a malterial misstatement
resulting in an adjustment in the audited
accounts of the Group

- lhe assessment of any performance
conditien was based on errar, or
inaccurate or misleading information

- the discavery thal any information used
10 deterrmine cash or share awards was
based on error, or inaccurate or
misleading infermation

- action ar canduck of 3 participani which
amounts to fraud or grass misconduct

- corporale failure

~ evenls or the behaviour of a partitipant
have led to the censure of 2 Group
company by a regulatory authority
ar have had a significant detrimentat
impaci on the reputation of the Grougp.

Discretion

The Committee has discretion in several
areas of Policy as set out in this Report.
The Remuneration Committee may also
exercise gperational and administrative
discretions under relevant plan rules
approved by shareholders as set out in
those rules. In addition, the Commitiee has
discretion to amend the Palicy with regard
to minor or administrative matiers where it
would be, in the apinion of the Committee,
dispropartionale to seek or await
shareholder approval.

In addition, the Commitiee retains the
discretion to averride the formulaic
outcomes of incentive schemes. The
purpose of this discretion is to ensure
that the incentive scheme outcomes
are consislent 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
obligaticns and commitments that

were entered inte prior 1o this 2022
Rermuneration Policy taking effeci. The
terms of those pre-exisling obligatiens

and tammitments may differ from the
terms of the Remuneration Palicy and may
include [without limitation] obligations and
commitmenls under service contracts, long
term incentive schemes lincluding previous
Leng Term Incentive Plans], pensicn 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 Directars’
remuneration

Basic salaries

The Executive Directors salaries for

the year beginning 1 April 2022 will
rerain at their levels on appointment
into their curren! roles [Simon Carter an
18 November 2020 and Bhavesh Mistry
19 July 20211 Fer context, the average
increase provided io the wider employee
population on 1 April 2022 was 7%.

Basic salary
£000

Cirector:
Simaon Carter . 750
Bhavesh Mistry 490

Pension and benefits

Both Executive Directors will receive a 15%
of salary pension contribution/allowance.
Benefits will be provided in line with the
policy and include a car allowance and
private medical insurance.

Annual Inceative awards

The maxmum bonus opportunity for
Executive Directors remains unchanged at
150% af satary. The performance measures
for the Annual Incentive awards have been
revised to provida closer alignment {o our
strategy under aur new CEQ and CFD and.
in particular, reflect more fully our
sustainability agenda. This is set out

in the table below.

The detailed targets that the Commitice
sets are considered to be commercially
sensitive and as such the specilic largets
and performance against them will be
disclosed in the 2023 Remuneration Report.

In assessing how the Executive Oirectors
perfarm during the year commencing

¥ April 2022, the Commities wilf take into
account their performance against all of the
measures and make an assessment in the
round 10 ensure that performance warrants
the level of award determined by the

table below,

This year, once again, the Committes will
assess performance in the context of the
wider stakeholder experience and averall
corporate outcome. Discretion may be
exercised by the Committee and . if this is
the case. a full explanation will be set out
in next year's Report.

As disclosed previously, the Committee
agreed that for Annual Incenlive awards,
the sactor weighted MSC! March Annual
Universe benchmark [which includes sales,
acquisitions and developments and so takes
into account active asset management as
well as a more representalive peer group)
would be most suitable.

In line with current practice, two-thirds ol
any amount earned will be paid in cash with
the remaining one-third (net of taxl used Lo
purchase shares which must be hetd for a
further three yaars.

Measury Targel Weighting
Annual Financial budget targets far profitability
:af':ab‘l‘ 0% payout lor meeting a threshold Level rising to 100% 0%
profitability payout far at least matching a stretch level
Quantitative
Financial Total Praperty Return outperformance target
Measures: LO;:: :’;:Fe;::dk:lurnnv:” 17% payout for matching the MSCI benchmark index rising 20%
60% reward 9 L to 100% payout for cutperforming by 1.25%
weighting —_—
Financial budget targets for development profit -
Development prohit 0% paynut far meeting a threshald level rising ta 100% payout 10%
far at least matching a stretch level
L
Benchmark score targets ter GRESE rating. 0% payout for
e The Global Real Estate meating a threshold score rising to S0% payeut far matching
Quantitative ESG Benchmark IGRESB} the score that achieves a § star rating and rising to 100%
Enviranmental payout for at least matching a stretch level score
Measures: 0%
20% reward ALB rating across the estate. 0% payout for meeting a
weighting EPC rating acrass estate threshold laval, rising to 100% payout for at least matching
astretch leval
Realising the patential
of Campuses
Strategic/persanal/ Pragressing value
customer ohjectives accretive developments
measures . e . 20%
20% reward Targeting apportunities Cgmertrﬂtysensr-trve s_a these wnll’ be fully
weighting in Retail & Fuylfilment distlosed and explained in next year's Report

Active capital
recycling
O People
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Long term incentive awards

LTIP awards will be granied to Executive Direclors during the year commencing 1 April 2022, after the conclusion of the 2022 AGM.
The size and liming of the award will be determined by the Committee at a later date and disclosed in an RNS announcement.

Full details will be included in next year's Annual Report.

Subject to shareholder approval, the performance measures that are intended to apply to the 2022 LTIP award are as below.
These perfarmance measures will be assessed over a period of three years. A two year post-vesting holding period applies to

any shares vesling.

Measurs

Link {o strategy

Measured relative to

Weighting

Total Accounting Return [TAR)

The growth in British Land's EPRA Net
Tangible Asset Value [NAVY) per share plus
dividends per share paid aver the LTIP
performance period.

The TAR measure is designed

to link reward to performance a1
the net property level that takes
account of gearing and our
distributions ta shareholders.

TAR performance will be assessed against
targets set in the context of the business
ptan and investor expectations over the
long term,

Threshald; 4% per annum,__

Maximum: T0% per annum

0%

Total Property Return [TPR] The TPR measure s designed TPR performance will be assessed against 25%
The change in capital value, less any capital to link reward to strong the performance of an MSCI sector

expendiure incurred, plus netincome. TPR performance at the gross weighted benchmark.

15 expressed as a percentage of capital property level. Threshald: Equal io Index

employed aver the LTIP performance

period and 15 calculated by MSCIL Maximum: Index +1.00% per annum

Environmantal, Social, Governance [ESG)  The ESG measure is designed ESG performance will be assessed against 25%

- Operational Carbon Reduction
(CO;e per sqm]
- Operational Energy Reduction

to link reward to delivering
our 2030 ESG commitments
measured against a

2019 baseline.

targets set in line with achieving our
sustainability vision.

Operational Carbon Reduction
Threshold: 10% reduction
Intermediate: 20% reduciion
Maximum: 30% reduction

Operational Energy Reduction
Threshold: 7% reduction
Intermediate: 10 8% reduction
Maximum: 14% reduction

Na vasting below thrashold performance with 20% of the proportion attached to that measure vasting for threshotd performance.
There will be straight-line vesting between threshold and intermediate |if applicable] and stretch performance targets.

The Committee retains the discretion to override the formulaic autcames of incentive schemes, The purpese of this discretion is to
ensure that the incentive scheme outcomes are consistent with averall Company performance and the experience of our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chairman and Non-Executive Direclors are positioned around mid-market with the aim of atiracting individuals with the
appropriate degree of expertise and experience. The fee structure set out below is unchanged since being applied in 201%. The Chairs of

Committees alsq receive a membership fee.

Chairman's all inclusive annual fee £375,000
Naon-Executive Director's annual fee £44.000
Senior Independent Direcior's annual fee £10,000
Audit or Remuneration Commitiee Chair's annuat fee £20,000
Audit or Remuneration Committee member’'s annual fee £8,000
CSR Committes Chair's annual fee £14,000
Narmination or CSR Committee member’s annual fee £5,000
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DIRECTORS' REMUNERATION REPORT continued

To deliver on this strategy. we have developed four priorities:
REMUNERATION AT A G E .

How we align
rewards to
delivering
our strategy

As set out in the Strategic
Report, we have a clearly
defined business model
which underpins our key
‘areds of fécus: Campuses
and Retail & Fulfilment.
Delivering against thase areas lays the
foundation for future vatue creation. We
take a long term approach to running our
business; our focus is to deliver positive
ouicomes for all of our stakeholders on

a tong term, sustainabte basis which can

mean that actions taken in any one year
take time to deliver value.

140

Realising the
potential of

Progressing
value accretive
our Campuses

developments

The British Land Company PLC 005621720

Targeting
apportunities

Active capital
recycling
in Retail &
Fulfilment

People & Sustainability

We have developed a best in class platfarm,
including a broad range of skills across our
business, which will support the delivery of
our stralegy. Read more on pages 18-27.

Our remuneration philosophy is to

__incentivise and reward employees across the

Group. We set objectives for our Executive
Directors which are cascaded threughout
the business, with Exacutive Commitiee
Sponsors, 5o that they are integrated within
the day-to-day management of the business.

in determining whal the best measures

of perfarmance are for incentivising

our employees, the Committee strikes a
balance batween the short term and longer
term goals that it sets. The short term goats
are a mixture of the delivery of objectives
iinked Lo our priorities and annual

financizal performance.

Qur new 2022 Remuneration Policy

1 year performance

This creates an alignment with
shareholders ensuring that the level of
annual benus is not aut of Line with the
performance of the business in the
financial year.

performance against selecied market
benchmarks. We only deliver rewards
where the business at least matches
those benchmarks and we share a

smail percentage of 2ny outperformance.
We tailor these benchmarks to be as
relevant as possible to the compasition of -
our business bul we recognise that there
may inevitably be a degree of mismatch.

The chart below illustrates the alignment
betwaen {i] what we are focusing an

doing [our strategic objectives), [ii) what
we measure and repart on and [iiil what we
rewarg Executive Directors for delivering.

3 year performance

Annuat

profitability - Profit targets

Development Prafit PBrofit

- Targets for Development

Property valuation changes

- Relative Total Property
Raturn outperformance

- Relative Total Property
Return outperformance

Total Accounting Return

- Absolute Total Accounting Return
performance againsl a largel range

Envirenmentat Measures

Realising the potential of
our Campuses
Pragressing value
aceretive develapments
Targeting opportunities
in Retail & Fulfilment
Active capital
recycling

O People

benchmark

- EPC ratings across eslate
- GRESB Real Estate

e

~ Strategic/persanal/
customer objeclives to
deliver our priorities

- Operational carbon reduction
- Operational energy reduction
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Summary of the current 2019 Remuneration Policy and how we applied it
The Rernuneration Palicy was approved by shareholders on 19 July 201%. The Policy will apply until the AGM in July 2022,
The Remuneration Paolicy is set oulin full tn the 2019 Annual Report and is available en our website britishland.com/committees.

Elemem ol Link ro strategy Framework
remuneration
Fixed Basic salary Attracts and retains exper | peuple wilh Reviewed annually and increases typically in line with
the approprizie degree of expertise and the markel and general salary increases throughout
experience to deliver agreed strategy the Group
Benefits Benefits are restricted tg a maximum of £20,000 per
annum for car allowance and the amount required lo
centinue providing agreed benefits at a similar lavel
year on year
Pension Defined contribution arrangements - cash allowances
contribution inlieu of pension are made to the CEQ and CFO ai 15%
of salary
Variable Annual Perfarmance measures related to British Maximum cpportunity is 150% of basic salary. 2/3 is
Incentive Land's strategic focus and the Executive paid in cash with the remaining 1/3™ Inet of tax] used
Directors’ individual area of resgonsibility lo purchase shares on behalf of the Executive Director
are set by the Committee at the beginning lAnnual Incentive Shares) which must be held for a further
of the financial year three years whether or not the Executive Director remains
an employee of British Land
Long term  Tolal Property Reiurn ITPR] links reward LTIP grants were set at 250% last year in the form of
incentive to gross properiy performance performznce shares, within the maximum value of an

Total Accounting Return {TAR] tinks
reward Lo nel property performance
ang shareholder distributions

Tatal Shareholder Return (TSR]
directly correlates reward with
sharehoider returns

LTIP award of 300% of salary

Executive Directors’ remuneration

The tabies below show the 2022 actual remuneration under the current 201% Remuneration Policy against polential 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 patential 2022 remuneration are pro-rated to reflect part service during the year and include the value of awards granted upon
appoiniment ta replace pre-existing incentives from his previous employer as detailed on page 145.

Full disclosure of the single total figure of remuneration icr each of the Qireciors is set out in the table on page 142,

Simon Carter Bhavesh Mistry

£'000 €000
FY22 Actual £1919 FY22 Actual . Buyout £2.168
FY22 Potential LTI £3.354 FY22 Palential Buyout £2.218
FY21 Actual FY2) Remungration in resgectal CFd role unil ) 49 FY21 Actual NI - joined British Land in July 2021

18 Novernber 2020 and as CEG uniil year end

T T T T v T T T
0 500 1,060 1,500 2000 2500 3,000 3.500
Annual incentive

Salary  Benefits Pension

Buyoutis

Long term incantives/

T T T T v
0 500 1000 3,500 2000 2500
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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 snd 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,

Pensianar  Qther items in

Taxable pensien  the natureoi Annual Lang term Fixed Variahle
Salary benefits allowange remuneration’ Incentives® incentives' Total remuneralion ramuneraiion®
2022 2022 2022 022 2072 2022 022 022 2022
Esecutive Directers £000 £006 L0900 E000 €000 €oen €040 £000 £0
Simon Carter 750 20 113 1 1,026 0 1,919 893 1,.02¢ .
Bhavesh Mistry® ™ M 34670 T 14777 T2 T 1,292 449 0 2172 415 1757 _ . °

1. Esumated ouicomes. 2022 Annuat Incentive outcomes are subject to the publication oi final MSCI results.

2. Forecas! oucomes. 2022 Long Term Incenlive outcames are subject to confirmation of final vesting levels in June 2022

3. Bhavesh Mistry was appointed as a Director on 19 July 2021. Amounts paid are time apportioned accordingly.

4. £1,288.044 of the amount paid to Bhavesh Misiry represents awards made 1o Bhavesh under the Company’s Lang Term Incentive Plan to replace pre-existing
awards from his previous employer that lzapsed when he left to jsin the Company. These are regarded as variable remuneration. Full deiails of the grants that are
included in this amount are described in detail bn page 145,

Pension or  Jther iems n

Tazable pension  the naiure of Annual Long term Fizes variable

Salary* benelits allowance  remuneratign Incentives® incentives? Total  remungration  remuneration

2021 2021 201 021 20 202y ivrd] 2021 2021

£000 €000 £000 €COD 000 €000 £000 C000 £000

Simon Carler 557 20 89 10 473 0 1,149 476 473

. As described within the 2021 Annual Report, Simon Carter’s salary reftects the period from 1 April 2020 to 17 November 2020 as CFQ for which he was paid a
pre-rated salary based on a tull year equivalent of £500,000 and from 1he period 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 Board waived an amount equal 10 20% of their respective fees and
salaries for the laur months brom April te July 2020 in respanse to Lhe Cavid-1% pandemic.

Confirmed outcomes. Actual Annuak Incentive and Long Term Incentive outcomes are confirmed after publication of the Annual Report each year, Farecast
estimated figures were published in the 2021 Report: the actual cutcarmes, which were unchanged from the estimated figures, are reflected in the lable above.

~

Notes to the single total figure of remuneration table (audited}

Fixed pay .
Taxable benefit

Taxable benefits include car allowance far Simon Carter af £14,700 and for Bhavesh Mistry of £11,764 and private medical insurance.

Dther items in the nature of remuneratian

1n addition to the joining awards made to Bhavesh Mistry as described in footnate 4 to the single figure table, other items in the nature of
remuneration include: life assurance, permanent healih insurance, annual medical check-ups, professional subscriptions, the value of
shares awarded under the all-ernployee Share Incentive Plan and any notional gain on exertise for Sharesave options that matured
during the year, i any.

Pensions

Simon Carter is a member of the Defined Cantribution Scheme and utilises his Annual Panrsian Allowances; the remaining amount ol
his pension is paid in cash, for him to make his own arrangements for retirement. Simon Carter is also a delerred member of the British
Land Defined Benefit Pension Schame 1n respect of his employment with British Land earlier in his career. The Lable below details the
defined benefit pensions accrued at 31 March 2022, Bhavesh Mistry does nol participate in any Brilish Land pension plan. Instead he
receives a cash allowance in lieu of pension to make fis own arrangements for retirement.

Deiined benefit

pension accrued al MNarmal

31 March 2022 retirement

Execulive Director £00C age
Simon Carter 40 &0

There are no 2dditional benefits that will become receivable by a Director in the event that a Director retires early.
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Annual Incentives FY22 (audited)

The tevel of Annual incentive award is determined by the Commitiee based on British Land's performance and Executive Directors’
performance 29ainst quaniitative and strategic targets during the year. For the year ended 31 March 2022 the Cornmittee’s assessment
and outcomes against these criteria [bafore exercising any discretion] are set out below. Quantitative measures are a direct assessmenl
of the Company’s financial performance and in the very tong lerm business we operate are 2 reflection of many of the decisions taken

in prior years. The dalivery of strategic objectives positions the fulure performance of the business so payouts under this part of the
Annual incentive Plan will not necessarily carrelate with payouls under the quantitative measures in any year. The level of bonus
calculated by applying the criteria below generated an oulcome of ¢.137% of salary for the two Executive Directors against a

maximun apportunity of 150%.

Performance
in line with
minirum
expactalians Performance in line Final
{0% Payoul Perlormance with maximum outcome Final
excapt TPR of in line with expectations 1% ol autcame
The Quanlitative measure Weighling 17% Payoul) expectations 1100% Payout] max| % ofsalaryl Parfarmance range
Net Asset Value changes 20%
Dbps +125bps 17% payout for
maiching the MSCI
Total Property Return 5 o Benchmark rising
vs MSCI Benchmark! 0% ~316bps . 2000%  30.00% | noe payout for
outperfarming by
- +240bps 1256ps -
Annual Profitability 30%
£200m £202m £210m 0% payout far meeting
Underlying Prafil 30% . 30.00% 45.00% a threshold level rising
: £25tm to 100% payout
Balance Sheet Resilience 30%

. . 24 manths 34 months 0% gayout for meeting
Refinancing .
Assessed by comparing 000 a threshold level rising
o o <btra g 10% @ [0 15.00% wi00% payout for at
finance we have in place least matching 3

42 mths stretch level
£1.00n £1.5bn 0% payout for meeting
Liquidity a threshold level rising
Based on available 10% 18600%  15.00% to 100% payoul for at
facilities and cash least matching a
€1.36n2 stretch level
Sub-total 0% 70.00% 105.00%

1. The above chart is a lorecast of the 2022 TPR oulcomes which will depend on performance against MSCI figures ihat will cnly become available after the publication
of this Report and as such, represent an eslimate ol the final fligures.
2. £1.5bnis the average liquidily available thraughout Lthe year. [As at 31 March 2022 available liquidity was £1.3bn).

British Land Annual Rep;m and Accaunis 2022 143



DIRECTORS' REMUNERATION REPORT continued

Simon Carter

Mepasure

Weighting

Ouicome

% award

The British Land Company PLC 00621920

Final autceme  Final autcome
Sofmaxi (% of satary]

Active Capital recycling

5.00%

Over £1bn of sales and two new joint ventures crealed:
completed on 50-50 Canada Water JV sale and exchanged
on sale of 75% stake in majority of assets at Paddington
Campus in April 2022.

417%

Evolve our offer driving
leasing and operational
outperformance

3.00%

3.9m sq ft of totai leasing completed in FY22 and Storey
occupancy increased to 86%.

3.00%

Targeting Oppartunities
in Retail & Fulfiliment

5060%

Invested in Retail parks, purchasing the minority
interestin HUT and campleting on a further £2061m
Retail Park purchases.

Made significant progress on invesling in logistics and
have rapidty assemblad a £1.3bn develepment pipeline
focused on London.

3.00%

Realising the Potentia!
of Campuses

5.00%

Acquired £102m of assets outside of London aligned ta
growth and innovation.

Plans in place to grow exposure to innovation occupiers at
our Campuses. Completed letlings to innovation tenants
at Regent’s Place and Broadgate.

2467%

Progressing value
accretive develapment

5.00%

1 Broadgate now fully let lor placed under apiion]
following pre-lets to JLL and A&Q. Maintained mamentum
with Campus developments, with 1% of cesls on
commitled schemes now contracted.

133%

People & Sustainability

7.00%

DE&) strategy approved by CSR Commitiee; B.4%
raduction in median gender pay gap (to 19.2%l and

8.1% reduction Lo median ethnicity pay gap [te 19.2%]

as at 5" April 2022

Engagement survey conducted with score of 69%.
Delivered 18 Place Based initiatives in FY22.

Net 7ero carbon audits completed, and plans incorporated
into the business planning process. EPC modelling acrass
managed assets being completed and aligned with net
zero pathways; embodied carbon 632kgC0,/m? on cffice
development pipeline.

5.00%

21.17% 31.7%%

Bhavesh Mistry

Measure

Weighling

Quiesme

% award

Finaloutcoma  Final outcome
(%afmax}  [% al satary]

Active Capital Recycling

8.00%

Fitch rating of A affirmed for unsecured credit
Strong engagement with Investors and Analysts across the
year including events at Narton Folgate and Canada Water.

5.33%

Evolve our offer, driving
teasing and operational
outperformance

12.00%

Strang rent collection levels achieved with 97% Rent
and 98% Service charge collected in FY22

Revised business planning process implemented and
embedded over the year.

700%

People & Sustainability

10.00%

DE&I sirategy approved by CSR Committee; 8.4%
reduciion in median gender pay gap |to 19.2%] and

8.1% reduction to median ethaicity pay gap lte 19.2%]

as at 5™ April 2022

Engagement survey conducted with score of 69%.
Delivered 18 Place Based initiatives in FY22.

Net Zero carben audits completed, and plans incorparated
into the business planning process. EPC modelling across
managed assels being cempleted and aligned with net
zero pathways; embodied carbon §32kgCQy/fm? an office
development pipeline.

Maintained GRESB 5 star rating.

8.67%

21.00% 31.50%
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Fingt vutcuing  Final pulcune

Totat Payout 1% ol maxl 1% ol salary)
Simon Carter 91.17% 136.75%
Bhavesh Mistry 91.00% 136.50%
ipro-rated applies from start date of 19 July 2021') 63.82% 99.74%"

1. Bhavesh Mistry's final banus outceme has been pro-raled to take into account his start date of 19 July 2021,

One third of the annual bonus {afier tax has been paid| is used to purchase shares which are then held for three years by the
Executive Directer.

2021 comparative: In June 2021, the Committee confirmed that the underperformance of TPR compared to the IPD benchmark was
-310bps in line with the estimate made for the purpases of the single total figure of rermuneration table in the 2021 Annual Report.

Long term incentives (audited)

The infermation in the long term incentives catumn 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 equivalent payments on those awards. The below
note ouilines ferecasts cf the 2022 long term incentive outcomes. The actual autcomes will only became available after the publication
of this Report.

Long Term Incentive Plan

The awards granted to Executive Directors on 23 July 2019. and which will vest on 25 July 2022, were subject Lo three performance
conditions over the three-year period to 31 March 2021. The first candition (40% of the award) measured British Land’s Tatal Praperty
Returns [TPR] relative to the funds in the sector weighied MSC! Annual Universe [the Benchmark) previously the IPD UK Annual Property
Index; the second |20% of the award] measured Total Accounting Return [TAR] relative to a comparator group of British Land and 15
other property companies; while the third (60% of the award} measured Tetal Shareholder Return [T5R), half of which was measured
against the FTSE 100 and the other half measured against the camparator group of British Land and 15 other praperty companies.

The TPR element is expected to lapse. based on British Land’s adjusted TPR of -1.4% per annum when compared te the Benchmark

of 0.4% per annum. The TAR element is also expected 1o lapse based on British Land’s TAR of -4.6% per annum campared to 2.2% per
annum for the property company median. The actual vesting of the TPR and TAR elements can oniy be calculated once results have been
published by MSCI and all the companies within the comparator group respectively. The actual percentage vesting will be confirmed by
the Cemmittee in due course and details provided in the 2023 Remuneration Report. Korn Ferry has confirmed that the TSR element of
the award will lapse as British Land's TSR performance over the period was 1.9% compared to a median of 17.9% and 23 4% for the FTSE
100 and Property companies comparator groups respectively.

Increass invalue as a
rasul of share price

Estimated value of Eslimated dividend movemen! between grant

Performance  Mumber of performance award an vesling equivalent and :nierest and vesting

Execulive Director shares or opiions shares awarded €000 £000 £000
Simon Carter Shares 233,383 nit nil nil

2021 comparative: As set out in the 2021 Annual Report, the 2018 LTIP awards tapsed in full on 24 June 2021 as expected.

Share scheme interests awarded during the vear (audited)

Long Term Incentive Plan c -

The total face value of LTIP awards made to Executive Birectors {or Lhe year ended 31 March 2022 was equivalent to 250% of basic salary
atgrant,

The share price used lo determine the face value of performance shares, and thereby the number of performance shares awarded. is the
average over the three dealing days immediately pricr to the day of award. The share price for determining the number of performance
shares awarded to Simon Carter was 496.47p and for Bhavesh Mistry, whose award was made ailer he joined the Company, was 512.67p.
The performance conditions attached to these awards are set oul in the Remuneration Policy approved by sharehalders in July 2019 and
summarised below.

Performance against the LTIP measures will be assessed over a period of three years. If perfarmance against 2 measure is equal to

the index. 20% of the propartion attached to that measure wili vest and if performance is below index the preportion attached Lo that
measure will lapse. 100% of the proportion of each element of award attached to each measure will vest if 8ritish Land's performance
is at a stretch tevel, Thosa stretch levels are TPR 1.06% 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-tine vesting between index and sirelch performance for each measure Following a
change in the EPRA definition of NAY, TAR is now being measured using EPRA Net Tangible Asset Value per share.

The performance measures and weightings of the 2021 grant were the same as applied to the 2019 grant described above.

Performance shares

Percentage vesting on

Number of End ol achievemnens ol minimum

perfermance Face value performance performance threshold

Executive Diracior Grant date shares granted £000 periog Vesting dale %
Simon Carter 22/06/2021 377,666 1875 31/03/2024  22/04/2024 20%
Bhavesh Mistry 02/08/2021 238,945 1,225 31/03/2024 02/08/2024 20%
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Bhavesh Mistry Joining Grant

On 19 July 2021, being the date of Bhavesh Mistry's appaintment as Chief Financial Officer, the Company made the betow listed grants of
performance shares ta replace awards that lapsed at the end of his previous employment in order to join the Cormpany. The vesling dates
and perfarmance 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 sharehalding following the settlemment of tax, naonal insurance and dealing fees must be held for two years
following vesting. Malus and clawback provisions apply.

In addition to the awards listed below, the Company made a grant of £3,580 ordinary shares to Bhavesh in order to replace the cash
element of banus payments that he lost at the end of his previous employment. The shares had a face value of £217,296 representing the
nel value of the award following the payment of tax and national insurance and must be held for two years. The grass value of the award.
inctuded within the single figure table on page 142 is £409.918.

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 dale, Friday, 16 July 2021 ——
Mumber of -

Award perfarmance Face value

na. shares granizd £000 Yesting satg Perfarmance Conditions
1 60,944 304 0%/10/2021 : Subject to remaining in emplayment at the date of vesting.
2 9.403 47 20/Q4/2022 Subject to remaining in employment at the date of vesting.
3 19.612 98 20/06/2022 Subject to remaining in employment at the date of vesting.
4 44,273 221 29/05/2023 Subject to remaining in employment at the date of vesting.
5 28.209 141 27/05/2024 Subject to remaining in employment at the date of vesting.
[ 9,403 47 26/05/2025 Subject to remaining in employment at the date of vesting.

The performance conditions and performance period that apply ta the grant mirrar -
those made by Tesco ple at the date of the ariginal grani on 16 July 2018 which
replicated performance conditions and performance periods that applied lo the eriginal
grant made by Whitbread plc as disclosed in the Whitbread plc Annual Report &
7 6,087 30 28/03/2022 Accounts. The performance period ended on 28 Febryary 2022.
The perfoermance conditions and performance period that apply to the grant mirror
those made by Tesco plc at the date of the original grant on 20 June 2019, as disclosed
in the Tesco pic Annual Report & Accounts. The performance period ended on
8 126,948 623 20/06/2022 28 February 2022.
' The performance conditions and performance period that apply te the grant are the
same as those set by the British Land Remuneratien Committee in respect of the British
Lang 2020 LTIP Grant as set cut in the 2020 8ritish Land Annwal Report and Accounts
9 121,787 407 03/07/2023 . and on page 13% of this report.

In addition to the gross value of the award of 43.580 shares referenced above (£409.918]. awards 1 1o 6 in the abaove 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 performance conditions and vested al 646,3% on 28 March 2022. 4,015 shares were subsequenily released to Bhavesh, who
then sold 1,893 shares at a price of 534.83p to settle tax and national insurance contributions and dealing fees. The gross value of the
proportion of the award that vested |€21,474} is included within the single figure tabte under ‘other items in the nature of remuneration’.

Awards 8 and 9 are subject to performance conditions. Measurernent of the performance canditions for Award 8 will be included within
the Tesco ple 2022 Annual Report. 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 ¢ is subject to the same performance conditiens as the LTIP awards made Lo British Land
Executive Direciors in 2020, the estimated outcome of which will be reported in the 2023 single figure table,
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Directors’ shareholdings and share interests (audited)
The table below shows the Directors” sharehoidings, including shares beld by connected persons, as at year end or, if earlier, the date of
retirement from the Board.

Allthough there are no sharehelding guidelines for Non-Executive Directors. they are each encouraged to hold shares in British Land. The
Company facililates this by offering Non-Executive Directors the ability to purchase shares quarterly using their pest-tax fees. During the
year ended 21 March 2022, Mark Aedy, Irvinder Goodhew and Tim Score have each received shares in full or part salisfaction of their fees.

Quistanding scheme interests as at 31 March 2022 Shares held

Unvested share Unvested share

Tolal shares

plan awards plan awards Vested but subject ta Total of all share

[subjectta  Inot subjeci to unexercised gulstanting plan awards and

performance performance share plan share plan Asal1April  Asat 3t March sharehotdings as

Oirector measures| measures| awards awards 2021 022 at 31 March 2022
Simon Carter 883,861 7.299 0 891,140 171.798 227,728 1,118,888
Bhavesh Mistry' 485,680 111,04 0 596,694 g 78,001 674,695
Tim Score [Chair] 80,903 100,526 100,524
Mark Aedy’ g 3618 3,616
Lynn Gladden 1833% 18,339 18,339
Irvinder Goodhew 2,593 11,662 11,662
Alastair Hughes 1371 7.3 131
Nicholas Macpherson 5,600 5,600 5,600
Preben Prebensen 20,000 20,000 20,000
Laura Wade-Gery 9,585 9,585 9,585
Leraine Woodhouse 4036 8,760 8,740

1. Bhavesh Mistry and Mark fedy were appointed to the Board on 19 July 2021 and 1 Septemhber 2021 respectively.

Im addition, on 5 April 2022, the follawing Nen-Executive Directors were allotted shares al a price of 532.54 pence per share in full or part
satisfaction of their fees:

Non-Executive Director Shares allotied

Tim Scare 4,694
Invinder Goodhew 1916
Mark Aedy 1544

Acquisitions of ordinary shares after the year end
The Executive Directors have purchased or been granted the following fully paid ardinary British Land shares under the terms of the
partnership, malching and dividend elements of the Share Incentive Plan:

Date of purchase Partnership
Executive Director oraward  Purchase price shares Matching shares  Dividend shares
Simoa Carter 14/04/22 518.37p 29 58 -
16/05/22 505.68p 30 40
Bhavesh Mistry 14/06/22  51837p 2 58 .
18/05/22 505.68p a0 40

Osher than as sei out above, there have been no further changes since 31 March 2022.
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Shareholding guidelines

The shareholding guidelines fas a percenlage of salary) for Executive Directors are 200% for the Chief Financial Officer and 225%

for the Chief Executive. In addition, Executive Directors are required to ratain shares equal to the level of this guideline for if they

have net reached the guideline, the shares that count at that time] for the twe years following their deparlure. There is na set imescale
for Executive Directors to reach the prescribed guidetine but they are expected to retain net shares received on the vesting of long term
incentive awards until the targel is achieved. Shares that count lowards the holding guideline are those which are unfellered and
beneficially owned by the Executive Directors and their cannecled persons, conditionat shares and all vested awards count towards

the requiremaent an a net of tax basis. All ather awards that are still the subject of a performance assessment and any share options

do not count.

The guideline sharehaldings 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
percentage of Guideling toward guidelines at 31 March 2022
Execuiive Direcior basic salary helding 31 March 2027 Shareholding]
Simon Carter 225% 314,601 221,728 162%
Bhavesh Mistry 200% 183.863 78,001 85%
Unvested share awards [subject to performancel
Number Subject la End of
outstanding at perlormance parformance .
Executive Oirector Qate of grant A1 March 2022 measures pariod Vesling date
Simon Carter LTIP performance shares 23/0719 233.383 Yes 31/03/22 23/07/22
- . LTIP performance shares 22/06/20 272,812 C Yes  31/03/23  22/04/23
LTIP parformance shares - 22/06/21 377,664 Yes 31/03/24 22/06/24
Bhavesh Mistry  LTIP performance shares 19/07/21 124,948 Yes 28/02/22 20/06/22
LTtP periormance shares 19/07/21 121,787 Yes 310323 03/07/23
LTIP performance shares 02/08/21 238,945 Yes 31/03/24 02/08/24
Unvested share awards [not subject to performance)
Number Subject to
autstanding at peclormance
€ xacytive Oirector Date of grant 31 March 2022 méasures Vesling date
Bhavesh Mistry  LTIP performance shares 19/07/2 9.403 No 20/06/22
LTIP performance shares 19/07/21 19,612 No 20/06/22
LTIP performance shares 19/07/21 44273 No 29/05/23
LTIP performance shares 19/07/21 28,209 Ne 27/05/24
LTIP performance shares 19/07/21 9,483 No 26/05/25
Unvested option awards {not available to be exercised) [
Numer Subject 1o End of
outslanding at Optian price pertormance performance Date becomes
Execulive Direcior - Daieof grant 31 March 2022 pence measures period exercisable Exercisable until
Siman Carier Sharesave cptions 18/06/19 4137 435 No N/A 01/09/22 28/02/23

Other disclosures
Service contracts
All Executive Directors have rolling service contracis with the Company which have notice pericds ef 12 months on either side.

Narmal

notice period

QOale of service to be giver by

Direcier contract Lompany
Simon Carter 18/11/20 12 months
Bhavesh Mistry 19/07/21 12 months

In accordance with the Code, all continuing Executive and Non-Executive Directors stand for election or re-election by the Company’s
shareholders on an annual basis. The Directors’ service contracts are available for inspeclion during normal business hours at the
Company's registared affice and at the Annual General Meeting. The Company may terminate an Executive Director’s appointment
with immediate effeci without natice ar payment in lieu of notice under certain circumstances, prescribed within the Execulive
Director's service contract.
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Executive Directors’ external appointments
Executive Directors may take up ¢ne non-executive directorship at anather FTSE company. subject to British LLand Board approval.
The Executive 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 lincluding Executive Directors] relative La the amount
spent on distributions to shareholders for the years to 31 March 2022 and 31 March 202t. Remuneration of employees increased by 21.5%
relative to the prior year. This is (argely atiributable to improved company perfarmance resuiting in larger bonus payments acrass the
business. Distributions to sharehotders during the year increased by T02% relative to the priar year. This increase represents a full year
of paying dividends as opposed to the previous year where the Beard tock a decision to temporarily suspend dividend payments during

the initiat outbreak of the Covid-1? pandemic.

Remuneration of employees Oistribution

£79m " including Direclors: . ta shareholders:.
2021/22 . ' - -
£157m ~ Wages and salaries ~ . PIDcash dividends paid -
! t ! ' ! ‘ Annual Incentives 0 sharehalders
0 100 200 0o 400 - r PID tax withhalding
Social security costs : : -
£45m N i Non-PID cash dividends paid
2020/21 Pension costs - _ to shareholders -
£73m " Equity-settled share-based Share i:uybacks
; : " : - ~ payments .
0 e 200 300 400

Total shareholder return and Chief Executive’s remuneration

The graph helow shows British Land's total shareholder return for the 10 yéars from 1 April 2012 to 31 March 2[]22 against that of the
FTSE All-Share Real Estate Investment Trusts [REIT] Total Return Index lar the same period. The graph shows how the tatal return
on a £100 investment in the Company made on 1 Aprit 2012 would have changed aver the 10-year period, compared with the totat
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 clzssified.

The table below sets cut the totat remuneration of the Chief Executive over the same period as the Total Shareholder Return graph.

The Annual Incenlive awards against maximum opporiunity and LTIP vesting percentages represent the year end awards and forecast
vesling outcome for the Chief Executive. The quantum of Annual Incentive awards granted each year and long term incentive vesting rates
are given as a percentage of the maximum opportunily available.

Chiel Executive 201213 2003/16 201415 201516 200517 200718 2018419 201920 2020421 2021/22!
Chief Executive's single total figure of remuneration (000} 4810 5398, 6551 3623 1938 2279 1653 1534 14644 1,919
Annual Incentive awards against maximum opportunity [%!} 75 90 94 47 33 43 kT 28 83 91
Lang term incentive awards vesting rate against maximum

apportunity (%) 43 98 93 54 15 14 D 0 0 0

1. Conlirmed outcome.
2. Forecast ouicome.
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Tota! shareholder return - .

The graph below shows Briush Land’s total shareholder return for the 10years to 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 appropriale camparater for this graph because British Land
has been a censtituent of that index throughout the period.

CED pay ratio . .

The 2021/22 CEO pay ratio, prepared in line with Method A of the reparting regulalions, is set out below, aleng with historic data. [a line
with the method used last year, this method is considerad io be the most comparable approach to the Single Figure calculation used for
the CEQ. The pay dala is based on employees as at 31 March 2022 and has been analysed on a full-time equivalent basis, with pay for
individuals working pari-time increased pro-rata to the hours worked. Employees on malernity/paiernity leave have been included in
the analysis.

The tabte below shows the movement in median ratio since 2019/20. The median ratic has increased in 2021/22 due to the higher bonus
payout {or the CEQ. The median raiio is considered ta be consistent with the pay and progression policies within British Land a3 the
remuneration policy for the CEOQ is set based an the same principles as the policy for the wider employee papulation. As such, salaries
for all employees are set to reflect the scope and responsibilities of their role and take into account pay levels in the external market.
The majority of staif are also eligible to receive a banus, and whilst vartable pay represents a larger proportion of the CEQ's package.

in all cases, there is a strong link between payouts and the performance of both the Company and the indvidual. The Commitiee Chair
has provided an explanation of the relationship between reward and performance on page 127,

CEQ pay ralio . 201920 2020/21* 021422
Method C A A
CEQ single figure (E000) 1,534 1,644 1,919
Upper quartile 14:1 16:1 1741
Median 22:1 23:1 25:1
Lower guartile 33:1 35:1 38:1

1. The 2020/21 single te13! fiqure of remuneration represents a blended amount calculated by reference to the amounts paid to Chris Grigg and Siman Carter for the
respective periods that they served &s Chief Executive during the year.

The salary and total pay for the individuals identified at the Lewer quartile, Median and Upper Quartite positions in 2021/22 are set out
- pver the page. Having reviewed the pay levels of these individuals it is fell that these are representative of the structure and quantum of
pay al these poinis in the distribution of employees’ pay.
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2021722 Employee pay Salary Tolal pay
Upper quartile 84,150 113,751
Median 65,000 74,750
Lower quartile ' 38,641 50,811

Directors' remuneration compared to remuneration of British Land employees

The table below shows the percentage changes in different elements of the Direclars’ remuneraticn retative to the previous financial
year and the average percentage changes in those elements of remuneration for employees of the listed parent company The British
Land Company PLC. Positive changes in the fees paid to Nen-Executive Qirectors are attribulable to fees paid in respect of additional
Cammiltee or Board respensibilities during the course of the year, rather than an increase in the level of fees paid. In addition, irom
April te July 2020, Diraclors waived 20% of their respective fees and salaries in response to the Covid-19 pandemic which reduces ihe
full year figure for 2021. The increase in employee salaries was due to inflationary and promotional increases during the year. Similarty,
the increase in annual incentive reflects a higher company mulltiplier in 2022 cornpared to 2021 as a result of stronger corporate
performance against the largets. The satary increase for Simen Carter is due to his prometion ta CEO during 2020/21, he did nat receive
a salary increase in 2021/22. Simitarty. the increase in annual borus for Simon Carter is due to the higher opportunity in 2021/22 as a
resutt of being in the CEQ role for the full year and also due to the higher bonus payout as set out on page 142. The reduction in taxable
benefits will be largety driven by a reduction in the company’s private medical insurance premium.

Bhavesh Mistry, Mark Aedy. |rvinder Goodhew and Leraine Weodhouse are not included in the table below as they were either
appointed during the year undar review or the previous year and therefore do not have twao {ull years” worlh of fees lo compare. They
have not received an increase in salary or fees during the year beyond those attributable to changes in Committee respensibilities for
Non-Executive Directors Bhavesh's pay arrangernents are unchanged since his appoiniment on 19 July 2021 and are explained fully
on page 142. .o

2072 v 2021 2021 vs 2020

Base salary/lees Benelits Annual bonus  Base salary/lees Benefits Annual bonus
Remuneraiion element % change % change % change % change % change % thange
Siman Carter 35% -2.8% 117% n/a n/a n/a
Tim Scere 7% 0% nfa 20% 0% n/a
Lynn Gladden 7% 160% n/a -&% 0% nfa
Alastair Hughes % 0% n/a -3% 0% n/a
Nicholas Macpherson 7% 0% nfa -7% 0% n/a
Preben Prebensen 12% 0% n/a 12% 0% nfa
Laura Wade-Gery 13% 0% nfa 0% 0% nfa
Average employees &% -7% 50% 2% 1% n/a

The Committee reviews, takes advice and seeks information fram both its independent adviser and the Human Resources department
on pay relatively within the wider market and the Company threughout the year. The CED pay ratic, ethnicity and gender pay ratio help
to inform the Commitlee inils assessment of whether the level and structure of pay within the Campany is appropriate. The Commitlee
is satisfied with the current Policy and feels the opportunity and alignment are appropriate al the current time.
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Ron-Executive Directors’ remuneration laudited)
The table belaw shows the fees paid to our Non-Executive Directors for the years ended 31 March 2021 and 31 March 2020:

Fees' Taxable benefits? Totat

022 2021 2022 2021 1022 2021
Chairman and Non-Executive Directors - €000 £000 £000 £000 £o0o [4xlsh]
Tim Score |ChairP? 375 350 0 0 375 350
Mark Aedy! ) 39 - 0 39 -
Lynn Gladden 77 72 2 0 79 72
Irvinder Goodhew 75 36 0 0 75 6
Alastair Hughes 9% 88 0 0 96 88
Nicholas Macpherson 72 47 Q 4] 72 57
Preben Prebensen 95 85 0 0 95 85
Laura Wade-Gery 97 Bé 0 0 97 B4
Loraine Woodhouse 92 [ 0 ] 92 [

. Feas include the basic fee of £64,000 paid ta each Non-Executive Director with exception of the Chair.

. Taxable benefits include the exp incurred 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 to the Nen-Executive Directors’ fees.

. Tim Score was appointed Chair in July 2019.

. Mark Aedy was appointed on 1 September 2021.

. All the directors’ tees for 2021 rellact the impact of having waived 20% of their fees for four months during the year.

N —

Wb

Remuneration Committee membership
As at 31 March 2022, and throughout the year under review, the Committee was comprised wholly of independent Nen-Executive
Directors. The members of the Commiitee, tegether with altendance al Cornmittee meetings, are sel out in the table belaw:

QOate of appainiment

Directer Position {ie the Cammitteel Attendance
Laura Wade-Gery Chair : 13 May 2015 8/
Lynn Gladden Member 20 March 2015 ) b/4
Irvinder Goodhew Member 17 Novermnber 2021 2f2
Preben Prebensen Member 1 Seplember 2017 5/6

During the year ended 31 March 2022, Commitlee meeiings were also part attended by Tim Score (Chairman), Simon Carter [Chief
Executive Officer). Bhavesh Mistry [Chief Financial Officer), Brona McKeawn |General Counsel and Company Secretaryl. Kelly Barry
|Reward Director} and Gavin Bergin [Head of Secretariat] other than for any item retating to their own remuneration. A representative
from Korn Ferry also routinely attends Commiltee meetings.
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The Cammitiee Chair holds regular meetings with the Chairman, Chief Execulive and HR Director to discuss all aspects of remuneration
within British Land. She also meets the Cornmittee’s independent remuneration advisers, Korn Ferry, prior to each substantive meeting
1o discuss malters of governance, Remuneration Policy and any cancerns they may have.

How the Committee discharged its responsibilities during the year

The Committee’s rale and responsibilities have remained unchanged during the year [having been arnended in March 2019 to incorporate
changes to the Code) and are set out in fuli in its terms of reference which can be found on the Company’s website
britishland.com/committees. The Committee’s key areas of responsibility are:

- the development of the 2022 Direclors’ Remuneration Policy to be presented for sharehotder approval at the 2022 AGM, including
paticy design, stakeholder engagement and consultation with major shareholders;

- in developing the perfermance canditions relating to the Company’s 2030 Sustainability Strategy within the proposed 2022 Qireciors’
Remuneration Policy, the Committee received in-depth technical briefings from subject matter experts from the business:

- reviewing the Remuneration Pelicy and strategy for members of the Executive Committee and other members of execulive
management, whiist having regard to pay and employment conditicns across the Group;

- determining the total individual remuneraticn package of each Executive Director, Execulive Commitiee member and other members
of management;

- monitoring performance against conditions attached to all annual and lang term incentive awards to Executive Oirectors, Execulive
Committee and other members of rnanagement and approving the vesting and payment outcomes af these arrangements; and

- selecting. appointing and selting the terms of reference of any independent remuneration censultants.

In addition to the Committee’s key areas of responsibility, during the year ended 31 March 2022, the Commiitee also considered the
following matters: '

--- -reviewing and reeomimending-to-the Board the Remuneration Report to be presented for shareholder approval; .

- remuneration of the Execulive Directors and members of the Executive Commiitee including achievement of corporate and individual
performance; and pay and Annual lncentive awards below Board-level;

- the extent to which performance measures have been mel and, where appropriate, appraving the vesling of Annual Incentive and
lang term incentive awards:

- granting discretionary share awards; reviewing and setting performance measures for Annual Incentive awards and
Long Term incentives;

- reviewing the Commitiee’s terms of reference.

- feedback from the HR Director and Remuneration Consultants following consuliation with a workferce panel set up to discuss
Executive remuneration;

- the Committee was made aware of the results of engagement surveys and any general themes that are impacting employees.
All-employee communications were sent fram Executive Cammittee members, including the CEQ, relating to wider
Company remuneration;

- considering gender and ethnicily pay gap reporting requirements; and

- receiving updates and iraining on corporate governance and remuneration matlers from the independent remuneration consuliant,

The Commitiee's terms of reference have been reviewed by the Committee during the year and changes were made to defing
responsibilities between the CSR Committee and the Remuneration Committee and provide for one joint meelting per year as appropriate.

Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Cammitiee an 21 March 2017 following a compelitive tender
procass. Korn Ferry is a member of the Remuneration Consultants Group and adheres ta that group’s Coede of Conduct. The Commitiee
assesses the advice given by ils advisers to satisfy itself that it is abjective and independent. The advisers have private discussians with
the Commiltee Chair at least once a year in accordance with the Code of Conduct. Fees, which are charged on a time and materials basis,
were £146,480 [excluding VAT|. Karn Ferry also provided generat remuneration advice to the Company during the year.

Yoting at the Annual General Meeting
The table below shows the voling oulcomes of the resolutions put te shareholders regarding the Directors’ Remuneration Reporl at the
AGM in July 2021 and Remuneration Policy at the AGM in July 2019,

Resolution Voies for % For Vates againsi % against  Total votes casl Voies withheld
Directars’ Remuneration Repart (2021) 612,435,184 98.41 8,657,032 1.39 621,092,216 1,307,558
Dweclars’ Remuneration Policy {2019 699,935,009 9830 12,073,236 170 712,008,245 840,435

This Remuneration Report was appraved by the Board on 17 May 2022.

Ve,

Laura Wade-Gery
Chair of the Remuneration Commitiee
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Directors’ Report and additional disclosures

The Directors present their Report on the affairs of the Group, tagether with the avdited financial statements and the report of the auditor
for the year ended 31 March 2022. The Directors’ Report alse encompasses the entirety of our Corporate Governance Report from pages
99-157 and Other Information section from pages 239-248 for the purpose of section 443 of the Companies Act 2006 [the "Act|. The
Directars’ Report and Strategic Report together conslitute the Management Report for the year ended 31 March 2022 for the purpose

of Disclosure and Transparency Rule 4.1.8R. Information that is relevant to this Report. and which is incorporated by reference and
including information required in accordance with the Act and or Listing Rule 9.8.4R, can be lacated in the following sections:

Infermation Seclion in Annuat Report Page
Future developmenis of the business of the Company Strategic Report 1810 27
Risk factors and principal risks Stralegic Report B4 to 94
Financial instruments - risk management objectives and policies Strategic Report B1to 83
Dividends Strategic Report 79
Sustainability governance Strategic Report 49 to 50
Greenhouse gas emissions, enargy consumption and efficiency Strategic Report 58 to 59
Viabilily and going 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 t0 187
Additional unaudited financial information Other Infermation unaudited 239 to 244

Annual General Meeting (AGM)
The 2022 AGM will be held at :30am on
12 Juty 2022 at 100 Liverpool Street,
EC2M 2RH.

A separate circular, comprising a letter
from the Chairman of the Baard. Notice
of Meeling and explanatory notes on the
resolutions being proposed. has been
circulated to shareholders and is availabte
on our website britishland.com/fagrm.

Articles of Association

The Company's Articles of Association
|Articles] may only be amended by

special resolulion at a general meeting

of shareholders. Subject to applicable law
and the Company's Articles, the Directers
may exercise all powers of the Company.

The Articles are available on the Company’s
website britishland.com/governance.

Board of Directors

The names and biographical details of

the Directers and details of the Board
Commitrees of which they are members
are sel out 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 Report are sel
out on page 116. The Company's current
Articies require any new Director Lo stand
tor etection at the next AGM following their
appointment. However, in accordance with
the Code and the Company’s current
practice, all continuing Directors offer

themselves for election or re-election,
as required, at the AGM,

Deiails of the Directors’ interests in the
shares of the Company and any awards
granted to the Executive Directors under
any of the Company's all-employee or
executive share schemes are given in
the Directors’ Remuneration Report

on page 147, The service agreemenis of
the Executive Directors and the tetters of
appointment of the Non-Executive Directors
are also summarised in the Directors’
Remuneration Repart and are available
for inspection at the Company's
registered office,

The appointment and replacement of
Directors is gaverned by the Company’s
Articies, the Code, the Companies Act 2006
and any related legislation. The Board may
appoint any person to be a Director so lang
as the total number of DHrectors does not
exceed the limit prescribed in the Articles.
The Articles provide that the Company may
by ordinary resolution at a general meeting
appoint any persen ta acl as a Director,
provided that natice is given of the
resctution identifying the proposed persen
by name and that the Company receives
wriltten confirenation of that person’s
willingness to act as Director if he or she
has not been recommended by the Board.
The Articles alsc empower the Board

10 appoint as a Director any person who

is watling te act as such. The maximum
possible number of Directors under the
Articles is 20. In additien 16 any power
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of removal conferred by the Companies Act
2004. the Articles provide that the Cornpany
may by ordinary resolution (and withoyt the
need {or any special noticel remave any
Director from office. The Articles also sat
out the cercumsiances in which a person
shall cease Lo be a Director.

The Articles require that at each annual
general meeling each persanwho is a
Direclor on a specific date selected by

the Board shall retire from office. The date
selected shall be not more than 14 days
before, and no later than, the date of the
notice of annual general meeting. A Director
who retires at an annual general meeting
shall be eligible for reappointment by the
shareholders.

Directors’ interests in contracts
and conflicts of interest

No cantract existed during the year in
relatian to the Company’s business in whith
any Director was materially interested

The Company’s procedures for managing
conflicts of interesi by the Directors are
set out on page 106. Provisions are also
contained in the Company's Articles which
allow the Direclors to authorise potential
conflicts of interest

Directors’ liability insurance
and indemnity

The Company maintains appropriate
Directors’ and Officers’ Liabilily insurance




cover in respect ef any potential legal acticn
brought against its Directors.

The Company has also indemnified 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 indemnity
arrangements for all directors cf the
Cempany are qualifying indemnity
provisions under the Acl and were in
force throughout the year and are in
force at the date of the Report.

Share capital

The Company has one ciass 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 Artictes. There
are no restrictions on voting rights or the
transfer of shares except in relation to

Real Estate lnvestment Trust restrictions.
The Directars were granted authority at the
202% AGM to allot relevant securities up to
a nominal amount of £77,227,088 as well as
an additional authority tg allot shares Lo the
same value on a rights issue. This authority
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, shareholders
will be asked to renew the authority to

allot relevant securities.

The Direclors were granted authority at the
2021 AGM ta allot shares in the Campany
and to grant righls (o subscribe for, or
convert any security into, shares in the
Company up to a maximum aggregate
nominal amount of £11,584 063, as

well as an additional authority 1o allat
shares up to the same amount! on a righis
issue cnly. This authority will appty until the
conclusion of the 2022 AGM. At the 2022
AGM, shareholders wili be asked to

renew the allotment authority.

At the 2021 AGM a special resolulion was
also passed to permit the Directors to allot
shares for cash on a non-pre-emptive basis
both in connection with a rights issue or
similar pre-emplive issue and, otherwise
than in connection with any such issue,

up to a maximum norminal amount of
£11,584,063. A further special resotulion
was passed (o permil the Directors to

allot shares for cash on a non-pre-emptive
basis up to the same amount for use only in
connection with an acquisition or a specilied
capital investment. At this year's AGM,
shareholders wili be asked to renew

such powers.

The Company continued to hold 11,246,245
ordinary shares in treasury during the
whole of the year ended 31 March 2022
and Lo the date of this Report.

Further detaiis relating lo share capital,
including movements during Lhe year,
are set oul in Note 20 to the financial
statements on pages 213-215.

Rights under an employee

share scheme

Employee Benefit Trusts IEBTs| operate
in connection with scme of the Company's
employee share plans. The trustees ol 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,
frem tirne to time, purchases British Land
ordinary shares in the market, for the
benefit of emplayees, including to satisfy
outstanding awards under the Company’'s
various executive emplayee share plans, A
dividend waiver is in place from the Trustee
in respect of all dividends payable by the
Corngany on shares which it holds in trust.

Substantial interests
All notifications made to British Land under
the Disclosure and Transparency Rules

The British Land Compaay FLC 00621920

{DTR 5} are published on a Regulatory
Informalion Servica and made available
on the lnvestors section of gur website.

As at 31 March 2022, the Company had

been natified ol the interesis noted at the
bottorn of this page in its ordinary shares

in accordance with OTR 5. The information
provided is correct at the date of notfication.

Change of control

The Group’'s unsecured borrewing
arrangements include provisions that may
enabie each of the lenders or bondhectders
tc request repayment or have a put at par
within a certzin period following a change
of control of the Company. In the case of the
Sterting bond this arises if the change of
control also resulis in 3 rating downgrade
to below investment grade.

There are no agreements between the
Company and its Executive Directors or
employees providing for compensatioa for
less of office or employment that occurs
specifically because of a takeaver, merger
or amalgamation with the exception of
provisions in the Company’s share plans
which could result in options and awards
vesting or becoming exercisable on a
change of control. All appointment letters
for Non-Executive Directors will, as they
are renewed, contain a provision that aliows
payment of their notice period in certain
limited circumstances, such as corporaie
transactions, where the Company has
lerminated their appointment

with immediate elfect.

Inlerasis in Percentage holding

prdinary shares disctased %

BlackRock. Inc. 97,459,024 10.5

- Brookfield Asset Management Inc. 55,038,184 5.94
Narges Bank 74,998,394 8.09
APG Asset Management 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 notitied of the foltowing
interests in its ordinary shares in accordance with §TR 5. The information preovided is

correct at the date of notification:

Interasts in Percentage holding

ordinary shares disclesed %

BlackRock. tnc. 100,400,771 10.8
Brookfield Assei Management, Inc. 29,409 577 3.17
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Payments policy

We recagnise the imperlance of good
supplier relationships to the overall success
of eur business We manage deatings with
suppliers i a fair, consistent and transparant
manner. Far more 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 he
found in Note 26 on page 218.

Political donations and
expenditure
The Company did not make any political

donations or incur any expenditure during
the year [2021: nill.

Inclusive culture

- British-Land-employees are commitled—
to promaoting an inclusive. positive and
cotlaberative culture. In 2021 we launched
our Diversity, Equality and Inclusion
Strategy Lo sei out our commitmenis

and goals to make British Land the most
inclusive organisation it can be. We treat
everyone equally irrespeclive of age, sex,
sexual orientation, race, colour. naticnaliy,
ethnic origin, religion, religious or other
philesaphical belief, disability, gender
identity, gender reassignment, marital

or civil partner staius, or pregnancy

or maternity. As stated in our Equal
Opportunities Policy, British Land treals
‘all colleagues and job applicants with
eguality. We do not discriminaie against
job applicants, employees, workers or
contractars because of any protected
characteristic. This applies to all
opportunities provided by the Company
including, but not limited to, job
applications, recruitment and interviews,
training and development, role enrichment,
conditions of work, salary and performance
review'. The Company ensures that aur
policies are accessible to all employees.
making reasonable adjustment

when required.

Through its policies and mare specifically
the Equal Opportunites, Disability and
Workplace Adjustment and Recruitment
palicies, the Company ensuces that entry
inte, and progression within, the Campany
is based solely on personal ability and
competence io meet set job criteria. Should
an employee, werker or contractor become
disabled in the course of their employment/
engagement. the Company 2ims to ensure
that reasonzble steps are taken to
accommodate their disability by making
reascnable adjustments (o thetr existing
employment/engagement.

Community investment
Our financial cammunity investment during

the year totalled £1.813,909 (2021: £1,475,171).

Of this, E1.4m came fram the Community
Investment Fund which is managed by the
Community Investment Committee and
overseen by the CSR Commitiee.

The Cempany also supporis employee
fundraising and payroll giving which are
includad in the figures above. For the year
ended 31 March 2022 this covered:

- 50% uplift of British Land staff payroil
giving contributions (capped at £5.000
per person and £50,000 per annum for
the whale organisation]; and

- A staff matched funding pledge,
malching money raised for community
organisations by British Land staff up
to £500 per person per year.

Qur community irvesiment is gquided by our
Local Charter, working with local partners
to make & lasting positive difference:

- coennecting with local communities

- supporling educational initiatives for
local peaple

- supporting local training and jobs

- supporting local businesses

- contributing to local peeple’s
wellbeing and enjeyment
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Through our community investment and
Local Charter activity, we connect with
communities where we operate, make
positive Local centributions, haln people
{ulhil their potentizl, help businesses grow,
and promote wellbeing and enjoyment.
This alt supports our sirategy to create
Places Peaple Prefer.

Auditor and disclosure
of information

‘Each of the Diractors at the date of approval

of this Report confirms that:

- sofaras the Director is aware, there is

no relevant sudit information thai has
not been brought to the attention of
the auditor

- the Director has taken all steps that
hefshe should have taken to make
himsetf/herself aware of any relevent
audit information and to establish that
the Company's auditer was aware of
that information

PwC has indicated its willingness to remain
in office and, on the recommendation of the
Audit Committee, a resolution te reappeint
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 onils
behalf by:

g WK

Brona McKeown
Generat Counsel and Company Secrelary

The British Land Company PLC
Cempany number: §21920



Directors’ Responsibilities
Statement

The Directors’ Responsibilities Statement
below has been prepared in connection with
the Annual Report and financial statermnents
for the year ended 31 March 2022, Certain
parts of the Annual Report and financial
statemenlts have not been included in this
announcement as set out in Note 1 to

the financiat information.

The Cirectors are responsible for
preparing the Annual Repart and the
financial statements in accordance
with applicable law and regulation.

Company law requiras the directors

to prepare financial stalements for

each financial year. Under that law the
directors have prepared the graup 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
Kingdem Accounting Standards, comprising
FRS 131 "Reduced Disclosure Framework”,
and applicable (awl.

Under company law, Directors must not
approve the financial statements untess
they are satistied that they give a true and
fair view of the state of affairs of the Group
and Company and of the prafit or loss of
the Group and Company lor that period.

In preparing the financial statements,

the directors are required to:

- select suitable accounting policias and
then apply them consistently:

- state whether applicable UK-adopted
international accounting standards have
been followed for the group financial
staternents and United Kingdom
Accounting Standards, comprising FRS
{01 have been followed for the company
financial statements, subject to any
material departures disclosed and
explained in the financial statements;

- make judgements and accounting
estimates that are reasonable and
prudent; and

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

The Directors are responsible for
safeguarding the assets of the Group and
Company and hence for taking reasonable
steps for the prevention and detection of
fraud and other irregularities.

The Directors are also responsible far
keeping adequate 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 positien of the Group and
Company and enable them o ensure that
the financial statements and the Directors’
Remuneration Report comply 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 Direciors consider that the Annual
Report and Accounts, (aken as a whole,
is fair, balanced and understandable and
provides the infarmation necessary for
shareholders 1o assess the Greup's and
Company's position and performance,
business madel and strategy.

Each of the Directors, whose names

and functions are listed in Corporate
Governance report on pages 101-103,
confirms that, {o the best of their knowledge:

- the Group financial staiements, which
have been prepared in accordance with
UK-adopted international accounting
standards and IFRSs issued by IASB,
give a true and fair view of the assets,
liabilities, financial positian and proiit
of the Group;

- the Company financial statements, which
have been prepared in accordance with
United Kingdam Accounting Standards.
comprising FRS 101, give a true and fair
view of the assets, Liabilities and financial
position of the campany and profit of the
Campany; and

- the Annuwal Report and Accounts includes
a fair review of the development and
performance of the business and the
position of the Group and Company.,
tegether with a description of the
principal risks and uncertainties
that it faces.

British Land Anaual Report and Accounts 2022

The British Land Company PLC 00621920

In the case of each director in office at the
date the Directors’ report is approved:

50 far as the Director is aware, there is
no relevant audit information of which
the Group's and Company's auditers
are unaware; and

- they have tzken all the steps that they
ought to have taken as a Direclor in
order to make themselves aware of
any relevant audit information and
to establish that the Group's and
Cornpany’s auditors are aware
of that infermation,

By order of the Board.

Bhavesh Mistry
Chief Financial Officer

17 May 2022
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INDEPENDENT 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

In our opinian;:

- The British Land Company PLC's Group financial statements and Company financial statements {the “financial statements”] give
atrue 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 prolit and the
Group's cash flows for the year then ended;

- the Group financia! statements have been properly prepared in accordance with UK-adopted international accounting standards:

- the Company financial statements have been praperly prepared in accordance with United Kingdom Generally Accepted Accounting
Practica [United Kingdom Accounting Standards, comprising FRS 181 "Reduced Disclosure Framework™, and applicable taw]; and

- the fmanmal slatements have been prepared in accordance with the requirements of the Companles Act 2006.

We have audited the financial statements, included within the Annual Report and Accounts 2022 [the "Annual Report™). which comprise:

the Consolidated and Cempany Balance Sheets as at 31 March 2022; the Consolidated Income Statement and the Consolidated
Statement of Comprehensive Income, the Consolidated Statement of Cash Flows, and the Censolidated and Company Statements

of Changes in Equity for the year then ended; and the notes to the financial skatements, which include a description of the significant
accounting pelicies. .-

Qur opinion is consistent with our reporting to the Audit Committee.

Basis for opinion

We conducted our audit in accardance with International Standards on Auditing {UKI ["1SAs {UK]") and applicable law. Qur responsibilities
under ISAs {UK] are further described in the Auditars’ responsibilities for the audit of the financial statemenis section of our report.

We believe that the audil evidence we have oblained is sufficient and appropriate te provide a basis for our gpinion,

Independence

We remained independent of the Group in accordance with the ethical requiremenis that are relevant to 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 responsibilities in accordance with these requirements.

To the best of our knowledge and beliel, we declare that non-audit services prohibited by the FRC's Ethical Standard were not provided.

Other than thosa disclosed in Mote 5, we have provided no non-audit services to the Company or its controlled undertakings in the period
under audit.

British Land Annual Repert and Accounts 2022 159



INDEPENDENT AUDITORS REPORT continued The Brivish Land Company PL 00621920

Qur audit appreach
Duerview

Audit scope - We tailored the scope of our audit to ensure that we performed enough work to be able to give an
apinion an the financiat statements as a whole, The Group finamcial statements are prepared on 2
consolidated basis, and the audit team carries out an audit over the consolidated Group balances in
support of the Group audil opinion.

- In planning cur audit, we made enquiries with management to undersland the extent of the petential
impact of climaie change risk on the financial statements. Management cancluged that there was na
mateniat impact on the financial stalemants. OQur evaluation of this conclusion included challenging
key judgements and estimates in areas where we considered thal there was greatest potential for
climate change impacl. We particularly considered how climate change risks would impacl the
assumptions made in the valuation of investment properlies as explained in our key audit maiter
below. We also considered the consistency of the disclosures in relation to climate change made
wathin the Annual Report, the financial statements and the knowledge obtained from our audit. We
assessed the consideration of the cost of delivering the Group's climate change and sustainability
strategy within the going concern and viability forecasts.

e Keyauditmatters..________ _ > Valuation.afinvestment and development properties, eilher held directly or through jeintventures .. ..
(Group). i
- Recoverability of tenant debtors and incentives (Group).
- Accounting for Canada Water partial disposal and joint venture arrangement (Groupl.
- Taxation [Groupl.
- Valuation of invesiments and loans to subsidiaries and joint ventures {Companyl. B
Materiality - Overall Group materiality. £98.4 million {2021: £88.8 million] based on 1% of total assets. ‘
- Specific Group materiality: £12.6 million {2021: £14.1 millionl, based on 5% of the Group's underlying
profit before tax.
- Owverall Company materiality: £88.5 million {2021: £79.9 million) based on 1% af total assels. |
- Performarice materiality: £73.8 mitlion {2821: £66.6 million] (Group] and £44.4 million {
[2021: £59.9 mitlion} {Company). ‘

The scape of our audit ) ‘
As part of designing our audit, we determined materiality and assessed the risks of material misstatemant in the financiat statements. !

Key audit matters

Key audit matters are those matters that, in the auditors’ professional judgement, were of most signilicance in the audit of the financial i
statemenls of the current period and nclude the most significant assessed risks of material misstatement [whether or not due to fraudl ‘
identified by the auditors, including those which had the greatest elfect on: lhe overall audit strategy; the allocation of resources in the

audit: and directing the eflorts of the engagement team, These matlers, and any comments we make on the resulls of gur procedures

thereon, were addressed in the context of our audit of the financial statements as a whele, and in forming our opinion thereon, and we ‘
do not pravide a separale cpinicn on these matters.

This is not a complate list of all risks identified by our audtt,

Accounting for Canada Water partial dispasal and joint venture arrangerment 15 3 new key audit matter this year. Covid-19, which was a :
key audit matter last year, is no langer included because we have assessed the impact of the pandemic on key judgements or estimates . ‘
within the Group and Company financial statemants through other key audit matters inctuded within this repert. Jtherwise, the key audit

matiers below are consistent with last year.
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How our audil addressed the key audit matker

Valuation of investment and development properties,
either held directly ar through joint ventures (Group)
Refar to the Report of the Audit Committee, Notes to

the financial statements - Note 1 [Basis of preparation,
significant accaunting palicies and accounting judgements],
Note 10U {Froperty] and Nate 11 [Joint venturest.

The Groug owns either dicectly or through joint ventures

a paorifolio of property consisting of Campuses, Retail &
Fulfilment and Developments. The total property portfalio
valuation for the Group was £6,94& million [2021: £6,247 mitlion)
and for the Group's share of joint veniures and funds was
£3,545 million [2021: £3,067 million] as at 31 March 2022.
The valuations were carried out by third party valuers CBRE,
Jones Lang LaSalle, Cushman & Wakefietd and Knight Frank
lthe "Valuers”). The Valuers were engaged by the Directors

_ and performed their work in accordance with ithe Rayal

Institute of Chartered Surveyars ["RICS”] Valuation -
Professional Standards and the requirements of International
Accounting Standard 40 “Investment Praperly’.

In determining the vatuation 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 comparable
market iransactions, to arrive at the final valuatien. Far
developments, the residual appraisal method is used, by
estimating the fair value of the completed project using a
capitatisalion method tess estimated costs 1o completion
and a risk premium.

The valuation of the Group's property pertfolio was identified
as a key audit matter given the valuation i1s inherenily
subjective due to, among other factors, the individual nature
of each property, its location and the expected future rental
streams for that particular property. The significance of the
estimates and judgements involved, cauplad with the fact
that only a small percentage difference in individuat property
valuations, when aggregated, ceuld result in a matenal
misstatemnent, warranied specific audit focus in this area.

Given the inherent subjectivity involved in the valuation of the property
portfolia, ang therefore the need lor deep market knawledge when
determining the most appropriate assumptions and the technicalities
of valuation methodology, we engaged our'internal valuation experts
lqualified chartered surveyors) to assist us in our audit of this area.

Assessing the Valuers” expertise and objectivity

Woe assessed the Valuers’ qualificatians and expertise and read their
terms of engagement with the Group to determine whether there were
any matters that might have affected their objectivity or may have
imposed scope limitations upon their work, We also cansidered fees
and other contractual arrangements that might exist between the
Group and the Valuers. We found no evidence to suggest that the
abjeciivity of the Valuers was compromised.

Assumplions and estimates used by the Valuers

We read the valuation reports for the properties and confirmed that the
valualion approach for each was in accordance with RICS standards.
We obtained details of each property held by the Group and set an
expecied range for yield and capital value movernent, determined by
reference to published benchmarks and using our experience and
knowledge of the market. We compared the investment yields used

by the Valuers with the range of expectad yields and the year on year
capital movement to our expected range. We alsc considered the
reasonablenass of ather assurmptions that were not se readily
comparable with published benchmarks, such a5 estimated

rental value. For developments valued using the residual valuation
melhod, we abiained the developmeni appraisal and assessed the
reasonableness of the Valuers™ key assumptions. This included
comparing the yield lo comparable market benchmarks, cemparing
the costs to complele estimales to development plans and contracts,
and considering the reasonableness of other assumptions that are not
so readily comparable with published benchmarks, such as estimated
rental value and developers’ profit. We held discussions with each of
the Valuers and challenged their approach to the valuatians, the key
assumptions and therr rationale behind the more significant valuation
movements during the year. Where assumptions were outside the
expected range or showed unexpecled maovernents based on our
knowledge. we undertook further investigations, heid further
discussions with the Valuers and obtained evidence ic support
explanations received. We also challenged Lhe Valuers as to the extent
to which recent markel transaclions and expecied rental values which
they made use of in deriving their valuations took into accaunt the
impact of climate change. The valvation 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
comparabie transactions where appropriaie. We concluded that the
assumplions used in the valuations were supperiable in light of
available and comparable markei evidence.
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How our audit addressed the key audi matter

Valuation of investment and development properties,
either held directly or through joint ventures [Group)
{continued|

infarmation and standing data

We performed testing on the standing data in the Group's informatian
systems concerning the valuation process. We carried out procedures,
on a sample basis, to satisly ourseives of the accuracy of the property
information supplied to the Valuers by management, Far operating
properlies, we agreed tenancy informatian Lo supporting evidence on

a sample basis. For developments, we confirmed that the supporting
information for consiruction contracts and budgets, which was supplied
to the Valuers, was also consistent wilh the Group's records for example
by ingpecting original construction contracis. For developments,
capitalised expendilure was lesled on a sample basis to invoices,

and budgeted costs te camplete comparad with supporting evidence.
We agreed the amounts per the valuation reports to the accounting
records and the finanaal statements.

We have no issues Lo repart in respect of this work.

Recoverability of tenant debtors and incentives (Groupl
Refer to the Report of the Augit Committee, Notes to

the financial statements - Note 1{Basis of preparation,
sigmificant accounting palicies and accounting judgemenis),
Nate 10 |Property} and Note 13 [Debtors]. The total value of
trade debtors recegnised within the Group is €53 millian
{2021: £82 milliocn) and within jeint ventures is £17 mitlian
[2021: £27 million] at 31 March 2022, against which an
Expected Credit Loss [ECL'] provision of £47 million
{2021: £57 million] and £13 mittion (2621: £15 million)
respectively has been recognised.

Total tenant incentives across the Group is £169 million
[2021: £149 million] and across joint ventures was

£100 million at 31 March 2022 (2021: £79 million], against
which an ECL provision of £23 million [2021: £23 millian)
and £9 million 2021: £6 mitlion) has been recognised.

Covid-19 and the resulting economic and social disruption
brought unfareseen challenges to London and the wider
glebal economy: impacting the Group and in general the
averall risk prafile. Whilst conditions improved in 2021/2022
as a result of the vaccine programme, there remains a risk
af tenants defaulting or tenant failure, particularly in respect
Lo the leisure, retail and hospitality sectors. The levei of
arrears is higher than pre the pandemic and, although lower
than the prior year, a signticant propertion of the arrears
relates to debtors that are greater than six months olg.

The effects of the pandamic are likely to continua to be
experienced for some lime, and therefere the estimation

af the ECL provision against tenant debiors and incentives
remains highly subjective and cortains significant
estimation unceriainiy.

The Directars have applied the ECL modsl under IFRS 9
Financial Instruments and utilised a matrix methadology
to determine the provision. The key assumptions have been
the tenarnts’ risk rating and the related expected loss rate
for each risk rating and ageing combination. Tenant risk
ratings have been determined by the Directors, taking into
consideration information avaitable surrounding a tenant’s
credit rating, financial position and historical defaull rates.
Consideration has also been given ta the current impact of
Covid-19 and its potential future impact on the tenant’s
business slang with indusiry trends

We have evaiuated the methodolegy utilised by the Directors in
determining the ECL provisions as at 31 March 2022. We are satisfied
the approach is compliant with the reguirements of IFRS ¢ Financial
Instruments’ We obtained and checked the mathematical accuracy,
and compleieness, of tha data used e calculate the provision balances.

Given the complexity and the manual nature of the ECL model,
we used an independent application to check the integrity of the
spreadsheel used 1o caloutate the provision,

On a sample basis, we perfermed detailed testing over the underlying
data and infarmation used in the ECL analysis including but not limited
ta verifying: the tenant’s year end aulstanding debtor balance; the
tenant’s year end unamortised lease incentive balance; the tenant’s
credit histories ang current trading perforrmance; the ageing of the
balances; the level of cash callections during the year; and the
forward looking macroecanomic environment amongst other factors,

We assessed the signmificant assumptions adopted by management

in the provision for ECL on tenant debtors and incentives against
supporting evidence. For a sample we assessed the appropriateness of
the most significant assumptions being: the categorisation of tenanis
into different risk ratings and the provisioning percentages applied 1o
each of these risk categories by agreeing ta supparting documents.

We reviewed the disclosures made in relation to the ECL provision
and the sensitivity of tha provision ta the underlying probabilily of
default applied.

We have no matters lo report in respect of this work.
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How our audii addressed the key audit matlar

Recoverability of tenant debtors and incentives [Group)
{continued]

The expected loss rate has also taken inte consideration the
ageing prafile of the debtors and the historical cash collected
aver the pandemic period

The same key assumptions are applied in the ECL modal
for tenant incentives, without the consideration af the ageing
profile and historical cash collections which are not relevant
for tenant incentive balances. On the basis that the
estimation of an ECL provision against the tenant deblors
and incentives balances has baen highly subjective and
centains significant estimation uncertainty, we have
identified this as a key audit matter.

Accounting for Canada Water partial disposal and joint
venture arrangement (Group)

Reter to the Repart of the Audit Committee and Note 1
(Basis of preparation, significant accounting policies and
accounting judgementsl, Note 10 [Property} and Note 11
{Joint verturesl.

Ouring the reporting period, the Group disposed of 50% of
its share in the Canada Water Masterplan [the ‘Masterplan’)
to AustralianSuper for £580m. The carrying value of BL's
share prior to the transaction was E474m and the dispasal
resulted in a gain of £106m. 1AS 28 requires the Group lo
only recognise the proportion of the gain from unrelated
investors’ interests, and therefore a gain on disposal of
£44m (after £8 miltion of transaction costs| has been
recognised al the Group level.

The Group formed a joint venture arrangement

with AustralianSuper. Management has classified the
arrangement as a joini ventura that is equity accounted on
the basis that both parlies have joint centrol of the entity. The
Group has recognised the investment in jeint venture ingtially
at 50% of the carrying value at the date of the transactien
{£238m| and then recognised a £44m valuation gain through
picking up a 50% share of total comprehensive income of
the joint venture |representing the valuation movement to

31 March 2022]. Therefare the total gain going through the
Income Statement is £90m of which £44m is classified in

the profit on disposal of investment properties line item

and E46m is classified in the joint ventures line item.

This warranted additional audit focus due to the size

and nature of the transaction.

We understood the nature of the transaction and assessed the
proposed accounting treatment in relation to the Group's accounting
poticies and relevant IFRSs. For the disposat, we obtained and
reviewed the key supporting documentation such as Sale and
Purchase Agreement and completion statements. Consideratian
received or paid was agreed to bank statements. For the joint veniure
arrangement, we read the underiying contracts and agreed the
accounting treatment of the joint venlure arrangement was in =~
accordance with IFRS 10 ‘Consolidzted financial statements’, IFRS 11
“Jaint arrangements’, and IFRS 12 ‘Disclosures of interests in other
entities and checked that the degree of control or influence held by
the Graup is appropriate 1o recognise a jeint venture arrangement.

Wae have no matters to report in respect of this work.
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How aur audii addressed the key audit maiter

Taxation {Group)

Refer to the Report of the Audit Committee. the Notes

to the financial staiements - Note 1{Basis of preparation,
significant accounting policies and accounting judgements|
and Note 7 [Taxation].

The UK Real Estate Investrnent Trust [REIT) regime grants
companies {ax-exempi status provided they meet the rules
within the regime. The rules are complex, and the tax-
exernpt status has a significant impact on the financial
statements. The complexity of the rules creates a risk of
an inadvertent breach and the Group's profit becoming
subjeci to tax.

The Group’s status as a REIT underpins its business modeal
and sharehelder returns. For this reason, it warrants special
audit focus.

The obligations of the REIT regime include requiremenis 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 overall Group.

Tax provisions are in place 1o account for the risk of
challenge of certain of the Group’s lax pasitions. Given
the subjective nature of these prowisions, additional
audit fecus was placed an tax provisions.

We confirmed our understanding of management’s approach to
ensuring compltance with the REIT regime rules and we involved cur
internal taxation specialists to verify the accuracy of the application of
the rules.

We obtained management’s calculations an¢ supporiing
documentation, verified the inpuls to their calculations and re-
perfarmed the Group's and Broadgate’s annual REIT compliance tests.

We used our knowledge of tax eircumstances and, by reading retevant
carrespondence between the Group and Her Mzjesty’s Revenue &
Customs and the Group’s external tax advisers, we are satisfied that
the assumplions and judgements used by the Greup in determining
the tax provisions are reasonable.

We have no issues to report in respect of this work.

Yaluation of investments and loans to subsidiaries and
joint ventures [Company)

Refer to the Notes te the financial statements - Note A
Accounting policies [Critical accounting judgements and

key sources of estimation uncertainty] and O [tfnvestments

in subsidiartes and joint ventures, laans to subsidiaries and
other investrnents). The Company has invesimenis and loans
to subsidiaries of £33,140 millron [2021: £33,142 miltion}

and investrments in joint ventures of £116 million

[2021; £106 million} as at 31 March 2022. This fs following the
recognition of a £32 million 12021: £34 mullion] provisien for
impairment on investments in subsidiaries, a write back of
impairment of £221 millien (2021: provision £755 millien]
recognised on loans to subsidiaries, and a £22 millrion
2021 £333 million] prowvision for impairment on investments
In jaint ventures in the year. The Campany’s accounting
policy for investments and loans is to held them at cost

less any impairment. Impairment of the loans is calculated
in accordance with IFRS 9, where expected credit losses

are considered to be the excess of the Company's interest

in a subsidiary or joint venture over the subsidiary or joint
venture’s fair value. Investiments in subsidianes and joint
ventures are assessed for impairment in line with 1AS 34.

Given the tnherent judgement and complexity in assessing
both the carrying value of a sulsidiary or jo:nt venlure
company, and the expected credit loss of intercompany
receivables, this was identified a5 a key audit matter.

We obtained the Directors’ impairment assessment for the
recaoverability of investments and loans held in subsidiaries and
jgint ventures as at 31 March 2022,

We assessed the accounting policy for investments and loans in
subsidiaries and joinl ventures to ensure they were campliant with
FRS 141 "Reduced Disclosure Framework™. We verified that the
methodology 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,

We identified the key judgement within the requirement far impairment
of bath the investments ang loans to subsidiaries and investments in
joint ventures to be tha underlying valuation of invesiment property
held by the subsidiaries and joint veniures. For details of our
procedures aver investment property valuations please refer

1o the related Group key audit matter above.

We have no issues to repert in respect of this work.
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Key audit maiter How our audit addressed the key audit matter

Yaluation of investments and loans te subsidiaries and
joint ventures [Campany] [continuedi

The primary determinant and key judgement within both the
fair value of each subsidiary and joint venture coempany and
the CCL of amounts owed is the vaiue of the investment
property held by each investee. As such it was aver this
area that we applied the mest focus and audit effort.

How we tailored the audit scope
We tailorad the scope of our audit to ensure that we performed enough work to be able to give an opinion on the financial statements
as a whole, taking into account the siructure of the Group and the Company, the accounting processes and controls, and the industry in
which they aperate. The Graup owns and invests in a number of investment and develepment properties in two segments, Carnpuses and
Retail & Fulfilment, across the United Kingdam. These are held within 2 variety of subsidiaries and joint veniures with the Group financial
statements being a consolidation of these enlities, the Company and the Group's joint ventures. The Broadgate Joinl Venlure was subject
to 2 full scope audit, while the Meaadowhall and Canada Water Joint Ventures were scoped in for specific account balances. All work was
carried oul by the Group audit team with additional procedures perfermed at the Group level [including audit precedures over the

" consglidaticn and consolidation adjustmentsl to ensurs suffitient coveragqe and apgrapriate abdil evidence for our opinion on the
Group financial statemenls as a whole.
The Group cperates a cammon {¥ envirenment, precesses and controls across all reporiable segments. In establishing the overalt
approach to our audit, we assessed the risk of material misstatement. taking into account the nature, likelshood and potential magnitude
of any misstatement. Feollowing this assessment, we applied professional judgement to determine the extent of testing required over each
balance in the financial statements.

In respact of the audit of the Company, the Group audit team performed a full scope statulery audit.

Materiality

The scope of our audit was influenced by our application of materiality. We set certain quantitative threshelds for materiality. These,
logether with qualitative consideralions, helped us to determine the scope of our audit and the nature. timing and extent of our audit
procedures an 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 our professional judgement, we determined materiality for the financial staterments as a whole as follows:

Financial statements - Group - Financial sta§ements -Company
Overall materiality £98.4 million [2021: £88.8 million). £88.5 million (2021: £79.9 miltion].
How we determined it 1% of total assets. 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 property investments. Due Lo this, the key area and lgans to substdiaries 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 develepment groperties, either held directly  overall Corngany materiality level based on total

or through joint ventures. On this basis, and assets. For purposes of the Group audit, we
consistent with the prior year, we set an overall capped the overall materiality for the Company
Group materiality level based on total assets. to be 90% of the Group overall materiality.

For each component in the scape of our Group audit, we allocated a materiality that is less than our averall Group materiality. The range
of materizlity allacated across componenis was between £12m - £50m. Certain components were audited to a local statutory audit
matertality that was also less than cur overall Group materiality.

1n addition, we sel a specific materiality level of £12.4 million [2021: £14.1 million] for items within the underlying colurn of the Income
Statement. For 2022, thas is based 01 5% of the Group’s underlying profii before tax. For 2021, this was based on 5% of the three year
average profil alter 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 thal Lhe underlying pre-tax
profitis & secondary financial indicator of the Group [refer to Note 2 of the financial statements where the term is defined in fulll.

Wa use performance materiality te reduce to an appropriately low level the probatility that the aggregale of uncorrected and undetacted
misstatements exceeds overall materiatily. Specifically. we use performance materialily in determining the scope of our audil and the
nature and extent of eur testing of account balances, classes of transactions and disclosures, for example in determining sample sizes.
Qur performance materiality was 79% {2021: 75%) of overall materiality, amounting to £73.8 million [2021: £64.6 millien{ for the Group
financial statements and £66.4 million {2021: £59.9 million] for the Company financial statemenls.
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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 effectiveness of contrals - and conc¢luded that an amount at the upper end of our normal range was appropriate.

We agreed with the Audit Cornmittee that we would report to them misstaterents identified during our audit above £4.9 million [Group
audit} 12021: €4.4 million) and E4.4 million [Company audit) 12021: £4.0 million] as well as misstatements below thase amounts that, in
our view, warranted reporting for gualiiative reasons.

In addition we agreed with the Audit Committee that we woutld repori to them misstatements identified during cur Group audit zbove
£1.0 mitlion [2020: £1.0 millien) for misstatements related to underlying profit within the financial statements, as well as misstatements
below that amount that, in our view, warranted reparting for qualitative reasens

Conclusions relating to going concern
Qur evaluation of the directors’ assessment of the Group's and the Company's ability to continue 1o adopt the going concern basis of
accounting included:

- Corroborated key assumplions |eg liquidity forecasts and financing arrangementsl 10 underlying documensation and ensured this
was consistent with our audii work in these areas;

~ Considered management’s forecasting accuracy by cnmparmg how the forecasts made at 1he hat! year cnmpare to the actual
performance in the second hali-of the-year; - ' e L e T e e

- Understood and assessed the appropriateness of the key assumplions used both in the base case and in the severe but plausnble
downside scenario, including assessing whether we considered the downside Sensitivities {0 be appropriately severe;

- Tested the integrity of the underlying forrnulas and calculations within the going toncern 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 whether these actions are within the Group’s contro! and are achievable: and

- Reviewed the disclosures provided relating to the going ¢oncern basis of prepacation and found that these provided an explanation
of the directors” assessment that was cansisfent with the evidence we oblained.

Based on the work we have performed, we have not identified any material uncerizinties relating to events or conditions that, individually
or collectivety, may cast significant doubt on the Group's and the Company’s ability to continue as a going cancern for a period of at least
twelve manths from when the financial statements are authorised for issue.

In auditing the financial statements, we have concluded that the direclors’ use of the going concern basis of accounting in the preparation
of the financial statemenis is appropnate.

However, because not all future events or conditions tan be predicted, this conclusion is not a guarantee as to the Group's and the
Company's ability to cantinue as a going concarn.

In relation Lo the directors’ reporiing on how they have applied the UK Corporate Governance Code, we have nathing material to add or
draw attention te in relation te the directors’ statement in the financial statements about whether the direclars censidered it appropriate
ta adepl the going concern basis of accounting.

Our responsibilities and the responsibilities of the directors with respect ta going concern are described in the relevant sections of
this repart.

Reporting on other information

The other infarmation comprises all of the infarmation in the Annual Report gther than the financial staterments and our auditors’ report
thereon. The directors are respensible for the other information, which includes reporting based on the Task Force on Climate-related
Financial Disclosures [TCFDIl recommendations. Our opinion an the financial staternents daes not caver the oiher information and.
accordingly, we do not express an audit opinon of, acept to the extent stherwise exphcitly stated in this report, any form of

assurance thereon ’

In connection with our audit of the hinancial statements, gur responsibility is to read the other infarmation and, in deing so, consider
whether the other infarmation is materiaily inconsistent with the financial statements cr our knowledge obtained in the audit, or
otherwise appears to be materiatly misstated. If we identify an apparent material incensistency or material misstatement, we are
required to perform procedures to conclude whether ihere ;s a materiai misstatement of the financial statermnents or a material
misstatement of tha other information. If based on the work we have performed. we conclude that there is 2 material misstatement
of this other information, we are required lo report that fact. We have nothing to report based on these responsibitities.
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With respect to the Strategic Report and Directors’ Report and additional disclosures, we also considered whether the disclosures
required by the UK Companies Act 2006 have been included.

Based on our work undertaken in the course of the audit, the Companies Act 2004 requires us also 1o report certain opiniens and matters
as described below.

Strategic Report and Directors’ Repart and additional disctosures

In cur opinion, basad an the wark undertaken in the course of the audit, the information given in the Strategic Report and Directars’
Report and additienal disclosures for the year ended 31 March 2022 is cansistent with the financial statements and has been prepared
in accordance with applicable legal requirements.

In Light of the knowledge and understanding of the Group and Cempany and their enviconment obtained in the course af the audit,
we did not identify any material misstatements in the Strategic Report and Directors™ Repart and additional disclosures.

Directars’ Remuneratian
In our apinion, the part of the Directers’ Remuneration Report 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’ statements in relation te going concern, longer-term viability and that part of
the corporate governance statement relating to the Company’s compliance with the provisiens of the UK Corporate Governance Code
specified for our review. Qur additional responsibilities with respect 1e the corporate governance staiement as other information are
described in the Reporting on other information section of this report.

Based on the work undertaken as part of our audit, we have concluded that each of the follewing elements of the corporate governance
statement is materially consistent with the financial statements and our knowledge obtained during the audit, and we have nothing
raterial to add or draw attention to in relation to;

- The dweciaors’ confirmatian that they have carried cut a robust assessment af the emerging and principal risks;

- The disclosures in the Annual Report that describe those pnncipal risks, what procedures are in place te identify emerging risks and
an explanation of how these are being managed or mitigated:

~ The direclors’ statement in the financial statements about whether they considered it appropriate 1o adopt the going concern basis of
accounting in preparing them. and their identification of any matenial uncertzinlies ta the Group’s and Company’s ability te continue to
dc so over a period of at least twelve months from the date of approval of the financial statements;

- The direclors’ explanation as to their assessment of the Group's and Company’s praspects, the peried this assessment covers and
why the period is apprepriate; and

- The directors’ statement as 1o whether they have a reasonahle expectation that the Company will be able 1o conlinue in operation
and meet its Liabilities as they fall due over the periad of its assessment, including any related disclosures drawing attention Lo any
necessary qualifications or assumplions.

Our review of the directors’ siatement regarding the longer-term viability of the Group was substaniially tess in scope than an audil and
only consisted of making inquiries and considering the directars’ pracess supporting their statement; checking that the statement is in
alignmeni with the relevant provisions af the UK Corporate Governance Code: 2nd considering whether the statement is consistent with
the financial statements and our knowtedge and understanding of the Group and Company and their environment obtained in the course
of the audil.

In addition, based on the work undertaken as part of our audit. we have concluded that each of the follawing elements of the carporate
gevernance slaternent is materially consistent with the Hnancial statements and our knowledge oblained during the audi:

- The directors’ staterment that they consider the Annual Report, taken as a whole, is fair, balanced and undersiandable, and provides
the information necessary for the members to assess the Group’s and Company's pesition, performance, business madel and strategy;

- The section of the Annval Report that describes the review of effectiveness of risk management and internal controt systems; and

- The section of the Annval Repert describing the wark of the Audit Commillee.

We have nothing to reporl in respect of our responsibility to report when the directors” statement retating ta the Company's compliance
with the Code does not properly disclose a departure from a relevant provision of the Code specified under the Listing Rules far review
by the auditors.
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sponsibilities for the finrancial statements and the audit

Responsibilities of the directors for the financial statements

As

sta
res
ma

expiained more fully in the Directors’ responsibilities statement, the directers are responsible for the preparation of the financial
tements in accordance with the applicable framewark and fer being satisfied that they give a true and fair view. The directors are also
ponsible for such internal control as they determine is necessary to enable the preparation of financial statements that are free from
terial misstatement, whether due to fravd or error,

In preparing the financial statemeants, the directors are responsible for assessing the Group's and the Company’s abilily to centinue
as a going concern, disclosing, as applicable. matters relatad to gaing concern and using the geing concern basis of accounting unless

the

directars either intend to liquidate the Group or the Company or to cease operations. or have no realistic alternative but to do so.

Auditors’ responsibilities for the audit of the financial statements
Qur objectives are to abtain reasenable assurance aboul whether the financial statements as a whole are free from material
misstatement, whether due to fraud or error, and to issue an auditars’ report that includes our opsnion. Reasonable assurance is

ah

igh level of assurance, bul is not a guarantee that an audit conducted in accordance with 15As (UK] will always detect a material

misstatement when it exisis. Misstatements can arise fram fraud or error and are considerad material if, individually ar in the aggregate,

the

--- = —irregularities;including fraud. are instances of non-compliance with laws and regulations. We design procedures in line with our

res

y coutd reasonably be expecied Lo influence the economic decisions of users 1zken on the basis of these financiat statements.

pensibilities, outlined above, to delect material misslatements in respeci of irregulariues, including fraud. The extent to which

our procedures are capable of detecting irregularities, inctuding traud, is detailed below.

Based on our understanding of the Group and industry, we identified that the principal risks of non-compliance with laws ang regulatiens

related to compliance with the Real.Estate Investrent Trust.(REIT) status section 1158 of the Corporation Tax Act 2010 and the UK

requlatory principles, such as those governad by the Financial Conduct Authority, and we considered the extent to which nan-compliance
might have a material effect on the financial statements. We alsc considered those laws and regulations that have a direct impact on

the

financial statements such as the Companies Act 2004, We evaluated management’s incentives and opportunities for fraudutent

manipulation of the financial statements lincluding the risk of override of Controts), and determined that the principal risks were related
to 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 preperties and the expecied credit loss provisions in respect

of t

enant debtors and incentives [see related key audit matters abovel. Audit procedures performed by the engagement team included:

Discussions with management and internal audit, including consideration of known or suspected instances of ron-compliance with

{aws and regulations and fraud, and review of the reports made by management and iniernal audit;
- Understanding of management’s internal cantrals designed te prevent and detect irregularities;

Reviewing the Groug's litigation register in so far as it related to non-compliance with laws and regulations and frayd:
Reviewing relevant meeting minutes, including those of the Risk Commiltee and the Audit Commiltee;

Review of tax compliance with the involvement of aur tax specialists in the audit,

Designing audit pracedures to incorporate unpredictability around the nature, timing or extent of our testing ef expenses;

- Challenging assumptions and judgemers made by management in their significan! areas of estimation; and

Identifying and lesting journal entries, in particular any journal entries gosted with uaysual account combinations, posted by
unexpected users and posted on unexpected days.

There are inherent limiations in the audit procedures described above. We are less likely to become aware of instances of non-
compliance with laws and regulaticns that are not closely related to events and transactions reflected in the financial statermnents.

Als

o, the risk of nol detecling a material misslatement due to fraud is higher than the risk of not detecting one resulting from error,

as fraud may involve deliberate concealment by, for example, forgery or intentional misrepresentations, or through coliusion

Qur audit testing might include testing cornplete populations ot certain transatiions and balances, possibly using data auditing

tec
We

hnigues. However, it typically involves selecting a limited number of items for testing. rather than testing complele populations.
will often seek to target particuiar items for testing based on their size or risk characteristics, In olher cases, we will use audit

sampling to enable us to draw a conclusion aboult the populatian from which the samaple is selacted.

A further description of aur respansibilities for the autht of the financial statements is located on the FRC's website at:
www. frc org.uk/auditorsresponsibilities. This description forms part of our auditors’ repert.
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Use of this report

This report, including the opinions, has been prepared for and only for tha Company’s members as a body in accordance with Chapter 3
of Part 15 of the Companies Act 2004 and for no ather purpose. We do not, in giving these opinions, accept or assume responsibilily for
any other purpose or to any ather person ta whem this repart is shown or into whose hands it may come save where expressly agreed
by aur pricr consent in writing.

Other required reporting
Companies Act 2004 exception reporting
Under the Companies Act 2004 we are required to report to you if, in our opinion:

- we have not obtained all the information and explanations we require for our audit; or

- adequale accounting records have not been kept by the Company, or returns adequale for our audit have not been received Irom
branches not visited by us; or

- certain disclosures of directors’ remuneration specifred by law are not made; or

- the Company financial statements and the part of the Directors’ Remuneration Report to be audited are nat in agreement with the
accounting recards and returns.

We have no exceptions to report arising from this responsibility.

Appointment

Fallowing the recommendation of the Audit Committee, we were appointed by the members on 18 July 2014 to audit the financial
statements for the year ended 31 March 2015 and subsequent financial pericds. The period of tatal 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 Conduct Authority Disclosure Guidance and Transparency Rule 4,1,14R, these financial
staiements wilt form part of the ESEF-prepared annual financial report filed on the National Storage Machanism of the Financial
Conduct Authority in accordance with the ESEF Regulatory Technicsl Standard ['ESEF RTS'). This auditars’ repart provides no
assurance aver whether the annual financial report will be prepared using the single electronic format specified in the £SEF RTS,

Sandra Dowting [Senior Statutory Auditor)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
London

17 May 2022

British Land Annual Repert and Accounts 2022 149
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Consolidated Income Statement
For the year ended 31 March 2022

2022 2621
Capital Capitatl
Underlying' and other Tatal Undarlying' and olher Toial
Note £€m £m im £m Em £m
Revenue 3 430 1201 410 468 - 468
Costs? 3 {120} (9 {129) (180 - {1801
] 3 310 (291 281 288 - 288
Joint ventures {see aiso below]® . 1 86 158 244 52 1409} 1357
Administrative expenses tg) - 1881 174) - (74
Valuation movement 4 - 471 &7 - (288t 1888}
Profit on disposal of investment properties and investments -~ 45 &5 - 28 28
Net financing costs
financing income & - &7 &7 - 15 15
financing charges b 1551 {7l 162) 162) [3f [45]
(55) 60 5 {62 12 {501
Profit (lossl on erdinary activities before taxation 253 705 958 206 [1.297) {1,053
Taxation 7 [4 121 2 126 14) [30)
Profit [loss] for the year after taxation 257 703 950 178 {1,251 11,083}
Attributable o non-controlling inlerests 2 - 2 3 (25t [521
Attributable to shareholders of the Company 255 703 958 175 [1,206) [1.031)
Earnings per share:
basic ? 103.3p M2ip
diluted 2 103.0p {111.2]p
All resutts derive from continuing operations.
2022 2021
Capital Capital
Underlying' andother Total Underlying® arut other Totat
Note m &m £m €m £m £m
Results of joint ventures accounted
for using the equity method
Underlying Profit 3 86 - 86 52 - 52
Valuation movermnent? 4 - 162 162 - [409) [409)
Capita! financing casis - [4} (4] - - -
Loss on disposal of invesiment properties,
\rading properties and invesiments - - - - it {1
Taxation 7 - - - _ 1 3
1 86 158 244 92 (409) [357)

. See definition in Note 2 and a recenciliation berween Underying Profitand IFRS prafitin Note 21.

. Included within ‘Costs’ is a credit relating to provisions for impairment of renant debtors, accrued income and lenant incentives and contracied rent increases of £6m

12020/23: charge of €£40mi. This is disclosed in further detail in Nate 10 and Note 13,

tnctuded within* Joint ventures is a charge relating (o provision far impairment of equity investrments and 1oans 1o sintventures of E22m 10020921: D344m), disclosed in further

detail in Note 11.

. tncluded within ihe Valuation rmovement of £142m is a net valyation mevement of £110m and the realisation of gain on disposal of assels into joind ventures of £52m, disclosed
wt further detail in Note 13,

~ W=
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Consolidated Statement of Comprehensive Income
For the year ended 31 March 2022

2022 2071
tm £m
Profit [loss| for the year after taxation 940 {1.083]
Other comprehensive income (expense}:
Items that will not be reclassified subsequently to profit or loss:
Net actuarial loss on pension scheme - {131
Valuation movement on owner-occupied properties - 1]
- 114]

Items that may be reclassified subsequently to profit or loss:
Gains on cash flow hedges
- Group - 2

- Joint ventures t

1 3

Reclassification of foraign exchange differencas on dispasal of subsidiary net investment to the income statement 12) -
Deferred tax on items of other comprehensive income - [
Other comprehensive expense for the year {11) 151
Total comprehensive income lexpense| for the year 949 (1,088]
Attributable to non-controlling interests 2 {52
Attributable to shareholders of the Company 947 11.038)
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FINANCIAL STATEMENTS continued

Consolidated Balance Sheet

As at 31 March 2022

022

2021

Note Em £m
ASSETS
Non-current assets
Investment and development properties 10 7,032 6,326
QOwner-occupied properties 10 - 2
7,032 6328
Other nen-current assets
Investments in joint venlures n 251N 2,120
Other investments 12 41 20
Property. plant and equipment 27 a0
Interest rate and currency derivative assals 17 97 135
Debtors - 4
9,708 8.639
Current assets
Trading properiies 10 18 28
Debtors 13 39 56
Corporation tax 3 -
Cash and short term deposits 17 7% 154
134 236
Total assels 9,842 8,875
LIABILITIES
-Currentliabilities- — — - eme s e
Short term barrowings and overdrafts 17 11891 141
Creditors 14 1245) 1219)
Corpgration tax - (7)
[434) 1387}
Non-tutrent tiabilities
Debentures and loans 17 12,427} [2.24%}
Other non-current liabilities 15 [152) [128)
Interest rate and currency derivative liabilihes 17 (98] [128]
12,675) 12,505)
Total liabilities [3,109) [2,892)
Net assets 6,733 5983
EQUITY
Share capital 234 234
Share prermium 1,307 1.307
Merger reserve 213 213
Other reserves 5 16
Retained earnings 4,959 6,154
Equity attributable to shareholders of the Company 6,718 5,924
Naon-conlrolling interests 15 59
Total equity 6,733 5.983
EPRA Net Tangible Assets per share? 2 T27p 643p

1. See footnate 1in Nole 3,
2. See definitiorr in Nate 2.

{h Ghos-

Tim Score Bhavesh Mistry
Chairman Chief Financial Officer

The financial statements on pages 170-220 were approved by the Board of Directors and signed on its behalf on 17 May 2022,

Company number 621920.
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Consolidated Statement of Cash Flows
For the year ended 31 March 2022

2022 02
Note £m £m

Rentalincome received from tenants 358 320
Fees and other income received 30 38
Operating expenses paid to suppliers and employees {140} (125)
Indirect taxes paid in respect of operating activilies - {15)
Sale of trading properties 8 -
Cash generated from operations 256 218
Interesk paid 162) {70]
Corporation taxation payments 1] {33]
Distributions and other receivables from joint ventures 11 57 34
Net cash inflow trom operating activities 245 14%
Cash flows froem investing activities

Development and other capital expenditure (259) 1172
Purchase of investment properties 1596] 1521
Sale of investment properties 187 1073
Sale of investment properties to Canada Water Joint Venture 290 -
Purchase of investments (14] 5]
Sale of investments - 108
Indirect taxes paid in respect of investing activities (5] i2]
Loan repaymenis from jeint venlures 133 40
Investrnent in and loans to jaint ventures 1121} 184}
Capital distributions from joint ventures - 4
Net cash (outflow) inflow from investing activities 1385} 9210
Cash flows from financing activities

Dividends paid 19 11551 (78)
Dividends paid to non-cantrolling interests (&} [1)
Capital payments in respect of interest rate derivatives 7 no
Purchase of non-controlling interests in Hercules Unit Trust . | -
Decreasein lease liabilities (4 (7)
Decrease in hank and other borrowings ' 1213 1h,218)
Drawdowns on bank and other borrowings 483 214
Net cash inflow {outflow| from financing activities 50 {1,098)
Net decrease in cash and cash equivalents (a0) {39
Cash and cash equivalents at 1 Aprit 154 193
Cash and cash equivalents at 31 March 74 154
Cash and cash eguivalents consists of:

Cdsh and short term deposits ) 17 74 154
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FINANCIAL STATEMENTS continued

Consolidated Statement of Changes in Equity

For the year ended 31 March 2022

The British Land Company PLC 06621920

Hedging
Share Share trinsLa;:: valua::r; Merger  Retained canlro"l‘t?r’l‘g Tota|
capital  pracuuen resece! resang cesarye  earnings Talal  interesls equity
[ Em tm £m £m £m £m m £m
Balance at 1 April 2021 234 1,307 14 2 213 4,154 5924 59 5983
Profit tar the year after taxation - - - - - 958 958 2 9860
Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reclassification of foreigr exchange differences on
disposal af subsidiary net investment - - (12} - - - 112] - (12}
Other comprehensive income - -~ 112} 1 - - 1% - nn
Tetal comprehensive lexpense) income for the year - - (12) 1 - 958 947 2 249
Fair value of share and share option awards - - - - 2 2 - 2
Purchase of the unils from non-controlling interests? - - - - - 2 Fd {40) (38)
Dividends payable in year [16.96p per share) - - - - - 11571 1157) - [157)
Dividends payable by subsidraries - - - - - - - 6] (8)
Balance at 31 March 2022 234 1,307 2 3 213 4959 4718 15 6,733
Balance at 1 April 2020 236 1,307 12 26 213 5263 7.035 12 7147
Loss for the year afier taxation - - - - - na3n 003l 1921 (1,083)
Revatuation of owner-occupied property - - - 1 - - (11 - 1
Gains on cash Hlow hedges ~ Group - - 2 - - - z - 2
Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reserves transfer on disposal of owner-occupied property - - - (30! - 30 - - =
Net actuarial loss on pension scheme - - - - - (13t 13) - (13)
(Oeferred tax gn items of ather comprehensive incame - - - ) - - [ - [
Other comprehensive income - - 2 124) - 17 [E]] - (5]
Total comprehensive income {expense) for the year - - ? [24] - 11,014 ho3ds) 1521 11.088]
Fair value of share #nd share eplion awards - - - - - 3 3 - 3
Dividends payable in year {8.40p per share) - - - - - 78] (78} - (78]
Dividends payable by subsidiaries - - - - - - - ] L]
Balance at 31 March 2021 234 1,307 14 2 213 4154 5.924 59 5583

1 The balanre at the beginning 6f the current year includes £15:m in relation ta translation and [£1m} in relation o hedging (2020/21: £15m and [€3mH. Opening and clasing ’

‘palances inretalion 1o hedging retale to tontinuing hedges onty,

2. On 5 July 2021, the Group compteted the acquisition of the remaining 21.9% units of Hercules Unit Trust that the Group did not already own for a cansideration ol £38m, Whilst
the transaction was completed on § July 2021, the Group obtained the risks and rewards of ownershig ol the 21.9% of Hercules Unil Trust on | April 2021 and therefore, the
change in ownership percentage and resulting non-controlling interests ware reflected at this date in the financial statesnents. The book value of the pet assats purchased
at t Agril 2021 were £40m and consequently E40m has been transferred fram nen-controlling interests ta sharehatders 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 histarical cast 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-adopied International
Accounting Standards and the applicable legal requirements
of the Companies Act 2006 [IFRS).

On 31 Decermnber 2020 EU-adopted IFRS was brought into UK law
and became UK-adopted International Accounting Standards,
with future changes to IFRS being subject to endarsement by the
UK Endorsement Board. The consolidated financial statements
have transitioned to UK-adopted International Accounting
Standards for the year ended 31 March 2022, This change
constitutes a change in accounting framework, However, there
is noimpact on recognition, measurement or disclosure in the
year reporied as a result of the change in framework.

In the current financial year the Group has adopted a number of
minor amendments to standards effective in the year, none of
which have had a material impact on the Groug.

These amendments include IFRS 14 Leases - Covid-19-Related
Aent Concessions, and amendments to IFRS ¢ IFRS 7, IFRS 4
and {FRS 14 Interest Rate Benchmark Reform - Phase 2.

A number of new standzrds and amendments to standards

and interpretations have been issued but are not yet effective

for the current accounting period, These amendmants include
ameandments 1o 1AS 1 Presentation of Financial Staterments’

on classification of liabilities, a number of narrow-scope
amendments to IFRS 3, 1AS 16, IAS 17, 1AS 37, 1AS 1, 1AS 8, 1AS 12,
IFRS 10 and |AS 28 and some annual improverments on [FRS 1,
IFRS 9, IAS 41 and IFRS 14. The above amendments are not
expected to have a significant impact on the Group’s results.

Going concern

The financial statements are prepared on a going concern

basis. The balance sheet shows that the Group is in a net current
liabtlity pesition, predominantly due to short term borrewings and
ovesdrafis of £189m and other creditors of £245m. The Group has
access to £1.3bn of undrawn facilities and cash, which provides
the Directors with a reasonable expectation that the Group will be
able to meet these current liabilities as they fall due. In making
this assessment the Directors took into account forecast cash
flows and covenant compliance, including stress testing through
the impact of sensitivities as part of a ‘severe downside scenario’.
Before factaring in any incorme recevable, the undrawn facilities
and cash would also be sulficient to 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 Directcrs believe that the
Group is well placed to manage its financing and aother business
risks satisfaciorily despite the uncertain economic climate, and
have a reasonabte expectation that the Company and the Group
have adequate resources to continue in operatian 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 ene. See the full assessment of preparation on
a going concern basis in the corporate governance section
on page 109.

Subsidiaries, joint ventures and associates

The consclidated accounts include the accounts of The British

I and Company PLC { British Land’] and atl subsidiaries [entities
conirolled by British Land). Control is assumed where British
Land is exposed, or has the rights, to variabte returns from its
involvernent with investees and has the abitity to affect those
returns through its power over those investees.

The results of subsidiaries, joint ventures or associates acquired
ar disposed of during the year are included from the effective date
of acquisition or up to the effective date of dispesal. Accounting
policies of subsidiaries, joint ventures or associates which diifer
from Group accounting pelicies are adjusted on consolidation.

Business combinations are accaunted for under the acquisition
methad. Any excess of the purchase price of business combinations
over the fair value of the assets, liabilities and cantingent liabilities
acquired and resulting deferred tax thereon is recognised as
goodwill. Any negative gaodwill is credited Lo the income
staiement in the period of acquisition,

Allintra-Group transaclions, balances, income and expenses
are eliminated on consolidation. Joint ventures and associates
are accounted for under the equity method, whereby the
consolidated balance sheetincorporates the Group’s share
linvestor's sharel of the net assets of its joint ventures and
associates. The consolidated income statement incorporates
the Group's share of joint ventures and associate profits after
tax. Their profits include revaluation maverments on investment
properties. Where joint ventures and associates generate losses
after tax, these are recognised initially against the Sroup’s equity
investment. If the Group’s equily investment is nil, these are
subsequently then recognised against other long term interests,
princtpaliy long term loans.

Distributians and other receivables from joint ventures and
associates are classed as cash flows from operating activities,
except where they relate to a cash flow arising from a capital
transaclicn, such as a property or investment disposal. In this
case they are classed as cash ftows from investing activities.

Froperties

Properties 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 tost and nel realisable value.

Any surplus or deficit arising on revaluing investment
properties is recagnised in the capital and other column of
the income staternent.

Any surplus arising on revatuing owner-occupied properties
above cost is recognised in other comprehensive income, and any
deficit arising in revatuation below cost for owner-accupied and
trading properties is recognised in the capital and ather calumn
of the income statement. On disposal of an owner-occupied
property, any surptus is transferred directly to retained earnings.
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FINANCIAL STATEMENTS continued

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 other a2ssaciated oulgeings including
attributable development personnel costs. Interest is calculated
on the development expenditure by reference to specific
berrowings, where relevant, and otherwise on the weighted
average interest rate of British Land Company PLC horrowings.
Inierest is not capitalised where no development activity is taking
place. A property ceases to be treated as a development property
on practicat comptetion.

tnvestment property disposals are recognised on completion.
Profits and losses arising are recognised through the capital and
other column of the income statement. The profit on disposal is
determined as the difference between the net sales proceeds
and the carrying amount of the asset at the commencement

of the accounting period plus capital expenditure in the period.
Where properties are thspesed into a joint venture owned by the
Group, the subsequent profit or loss recegnised in the capital 2nd
ather column of the income staterment is limited to the extent of
the unrelated party's interest.

Trading properties are initially recognised at the lower of cost and
net realisable value. Trading property disposals are recognised in
line with the Group’s revenue accounting policies.

Where investment properties are appropriated lo trading properties,
they are transferred at market value. If properties held for trading
are appropriated to investment properties, they are transterred at
baok vatue. Transfers ta or from an investment praperty accur
when, and only when, therg is evidence of change in use.

Where a right-gf-use assef meets the definition of investment
properiy under IFRS 14, the right-of-use asset will initially be
calcutated as the present value of minimum lease payments
under the lease and subsequently measured under the fair
value modet, based on discounted cash flows of net rental
income earned under the lease,

The Group leases out investrent propearties under operating leases
with rents generally payable monthly or quarterly. The Group is
expased ta changes wn the residual value of groperties at the end
of current lease agreements, and mitigates this risk by actively
managing its tenant mix in order to maximise the weighted
average (ease term, minimise vacancies across the portfolio
and maximise exposure to tenants with strong financial
characleristics. The Group also grants lease incentives to
encourage high-quality tenants to remain in properties for
longer lease terms. Lease incentives, such as rent-free periods
gnd cash contributions to tenant 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 ¢redit losses under ihe IFRS 9 simplified approach.

Surrender premia payable relating to investment properties

are recognised in the income staterment, through the Underlying
calurmn, except where the surrender premia payable is deermed to
be unusuat or significant by virtue of their size or nature, where
they are recognised through the capital and other colurmn.
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Surrender premia payable relaling to development properties are
capitalised as a property addition providing they are a directly
attributable and necessary development expense.

Financial assets and liabilities

Debters and creditors are initially recognised at fair value and
subseguently measured at amortised cest and discounted as
appropriate. On nitial recognition the Group calcutates the
expected credit loss for debtors based on lifetime expected
cradit losses under the IFRS 9 simplified approach.

Other investments include ivestrments classified as amortisad
cost and investments classified as fair value through profit

ar loss. Loans and receivables classified as amartised cost

are measured using the effective interest method, less any
impairment, Interest is recognised by applying the effective
interest rate. Investments classified as fair value through profit
or loss 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
other column of the income statement.

The lease liability associated with investment property which is
held under a tease. is initially calculated as the present value of
the rminimum lease payments. The lease liability is subsequantly
measured at amortised cost, unwinding as finance lease interest
accrues and lease payments are made.

Debt instruments are stated 2t their (air value on issue. Finance
charges including premia payable on settlement or rademption
and direci issue costs are spread over the period to maturity,
using the effective interest method. Exceptional finance
charges incurred due to early redemption lincluding premial
are recagnised in the income statement when they occur,

As defined by IFRS 9, cash flow and fair value hedges are initiatly
recogrised at fair value at the date the derivative contracts are
entered into, and subsequently remeasured at fair value. Changes
in the fzir value of derivatives that are designated and qualify

as effective cash flaw hedges are recagnised dicectly 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 capital snd other column of the income
statement, along with any changes in the fair value of the hedged
itemn thati is altributable to the hedged risk. Any inaffective portion
of all derivatives 15 recognised in the capital and ather columa of
the income statement. Changes in the fair value of derivatives
that are naot in a designated hedging relationship under IFRS 9
are recorded directly in the capital and other column of the
1ncome statement. These derivatives are carned at fair value

on the balance sheet.

Cash equivalents are limited to instruments with 3 maturity of
less 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 proceads from the sale of trading properties.

Rental income and surrender premia are recognised in
accordance with IFRS 14 Leases’.

Far leases where a single payment is received to caver both rent
and service charge, the service charge component is separated
out and reported as service charge income.

Rental income, including fixed rental uplifis, from investment
property leased out under an operating lease is recogrised

as revenue on a straight-line basis over the lease term. Lease
incentives, such as rent-free periods and cash contributions to
tenant fit-out, are recognised on the same straight-line basis
being an (ntegral pari of the net consideration for the use of the
investment property. Any rent adjustments based on open market
estimated rental values are recognised, based on management
estimates, from the rent review date in relation to unseitled rent
reviews. Contingent rents, being those lease payments that are
‘noi fixed af thz inceplion of the lease inciuding for example
turnover rents, are recegnised in the pariod m which they

are earned.

Lease medifications are defined as a change in the scope of

3 lease, or the consideration of a lease, that was nat part of

the ariginal terms and conditions of the lease. Madifications to
aperating leases the Group holds as a lessor are accounted for
from the effective date of the madification. 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 recagnised in rental income on a straight-line basis

over the remaining lease term.

Concessions granted to tenants where rent has been reduced
or waived for a specified period are accounted for as lease
modifications. Concessions granted to tenants which allow the
deferral of rent payments to the Graup 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 a lease are
recognised as revenue when the amounts become conlractually
due, net of dilapidations and non-recoverable cutgoings relating
to the lease concerngd.

The Group applies the live-step-madel as required by IFRS 15
in recagnising its service charge income, management and
performance fees and proceeds from the sale of trading properties.

Service charge income is recognised as revenue in the period to
which it relates.

Management fees are recognised as revenue in the period

to which they relate and relate predominantly to the provision

of asset management, property management, deveiopment
management and administration services to joint ventures.
Performance fees are recagnised at the end af the performance
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period when the performance obligations are met, the fee amount
can be estimated reliably and it is highly probable that the fee

will be raceived. Performance fees are based on property
valuations compared to external benchmarks at the end of

the reporting period.

Proceeds from the sale of trading properties are recognised
when contrel has been transferred to the purchaser. This
generally occurs an comgpletion. Proceeds {rom the sale of
trading praperties zre recognised as revenue in the capital
and ather column of the income statement. All other revenue
described above is recognised in the underlying column of the
income sialement.

Taxation

Current tax is based on taxable profit for the year and is calculated
vsing tax rates that have been enacted or substantively enacted
at the balance sheet date. Taxable profit differs from net profit
as reported in the income slatement because it excludes items
of income or expense that are not taxable {or tax deductible].

Delerred tax is provided on items that may becormne taxable in the
future, ar which may be used to offset agains! taxable profits in

the future, on the temporary dilferences between the carrying
amounts of assels and liabilities for financial reporting purposes,
and the amounts ysed far taxation purposes on an undiscounted
basis. On business combinations, the deferred tax effect of

fair value adjustments is incorporated in the consolidated

balance sheet. ’

Deferred tax assets and liabitities are netted aff against each
other in the consolidated balance sheet when they relate to
income taxes levied by the same tax authority on different taxable
entities which intend to either settle current tax assets and
liabilities on a net basis.

Employee costs

The fair value of equity-seitled share-based payments ta
employees is determined at the date of grant and is expensed an
a straight-line basis gver the vesting period, based an the Group's
estimate of shares ar options that will eventually vest. For all
schemes except the Group's Long Term incentive Plan and Save
As You Earn schemes, the fair value of awards are equal to the
market value at grant date. For options and performance shares
granied under the Long Term Incentive Plan, the fair values are
determined by Monte Carto and Black-Scholes models. 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 tiabilities are measured using the
projected unit credit method and discounted at the rate of return
of 3 high-quality corporate bond of equivalent term to the scheme
liabilities. The net surplus [where recoverable by the Groupl or
deficit is recognised in full in the consolidated balance shaet,

Any asset resulting from the calculation is limited to the present
value of available refunds and reductions in future contributions
to the plan. The current service cost and gains and losses on
settternent and curtailments are charged to Underlying Prafit.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparation, significant accaunting policies and
accounting judgements continued

Actuanal gains and losses are recognised in full in the period in
which they occur and are presented in the consolidated statement
of comprehensive income.

Contributions to the Group's defined cantribution schemes are
expensed on the basis of the contracted annual contribution,

Governrnent granis

Government grants are recognised when there is reasonable
assurance that the grant will be received and all attached
conditions will be complied with, A grant that relates o an
investment or development property is deducted from the cost of
the relevant property, thereby increasing the gain recognised on
disposal or revatuation of the property. A grant that relates to an
expense item is recognised as income on 3 systemnatic basis over
the period(s) that the related costs are expensed.

Critical accounting judgements and key sources of estimation
uncertainty

In applying the Group's accounting policies, the Directors are
requrred te make critical accounting judgernents and assess
key sources of estimatian uncertainty that affect the financial
statements.

The general risk eaviranment 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 related challenges in parts of the UK
retafl market and macroecoromic headwinds through rising
inftation. Desgprte this the general risk environment is considered
to have improved during the year, with the lifting of lockdown
restrictions resulting in impravement im activity across the
Group’'s segments, rents stabilising, improved rental collection
rates and fooifall and sales in retail parks returning close to,
and in some cases above, pre-pandemic levels.

The emergence of the conilict in Ukraine in Februacy 2022 has led
to increased global econemic unceriainty with sanctions imposed
upon Russia and heightened political and diplomatic tensions.
The Directors do not consider the conflict at thig 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 to Ukraiman and Russian businesses. Additionally,

aur valuers cansider there to be no current evident impact of the
conflict on the UK properiy sector. The Directors and our valuers
are closely rmonitoring the conflict for any future developments
that may change the risk environment in which the Group
operates.

Key sources of esbimation uncertainty

Valuation of investment, developmen, trading and owner-gccupied
properties: The Group usas external professional valuers to
determine the relevant amounts, The primary source of evidence
for property valuations should be recent, comparable market
transactions on an arm's length basis. However, the valuation of
the Group's property portiolio are inherently subjective, as they are
based upon valuer assumptions and estimations that form part of
the key unobservable inputs of the valuatian, which may prove to be
waccurate Further detatts on the valuers assumptions, estimates
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and associated key unobservable inputs sensitivity disclosures,
have been provided in Note 10.

irmpairment provisioning of lease debtars lincluding accrued

incorme) and lease incentives, which are presented within

investment groperties: The impact of and emergence from

Covid-1% has given rise to an increase in lease debiers due

from tenanis along with higher loss rates, however these are

continuing to decrease as the impact of the pandemic recedes.

Censequently, far the year ended 31 March 2022 the impairment :
provisions catculated using the expected credit loss madel under

IFRS 9 against these balances are lower than i the prior year.

The key assumptions within the expecled credit loss mode!
include the tenants’ credit risk rating and the related loss

rates assumed for aach risk rating depending on the historical
experience cotlection rate and the ageing profile. Tenant risk |
ratings are determined by management, taking into consideration
information availatle surrounding & tenant’s credit rating.
financial position and historical loss rates. Tenants are classified
as being in Administration or CVA, high, mediurm or low risk
based on this information. The assigned loss rates for these risk
categories are reviewed at each balance sheet date and are based
on histerical experience collection rates and future expeclations
of collection rates. The same key assumplions are applied in

the expected credit loss model for tenant incentives, without the
cansideration of the ageing profile which is not relevant for these
balances. The loss rates attributed to each credit risk rating for
tenant incentives tends to be lower than that attributed to lease
debtors on the basis that the associated credit risk on these
balances, which relate to the tenant’s future laase liabititres,

is lower than that associated to tenant debtors outstanding

as a result of Covid-19.

Sensitivity disclosures have been provided relating to lease
debtors in Note 13 and lease incentives in Note 10.

Other sources of estimation uncertainty that are not key include
e valuation of interest rate derivatives, the determinaiion of
share-based payments, the actuarial assumptions used in
calculating the Group’s retirement benefit obligations and
taxation provisions.

Critical accounting judgements
The Directors do nat cansider there ta be any critical accounting
judgernents in the preparation of the Graup's financial statements.

The following items are ongoing areas of accounting judgement,
however, the Direclors do not consider these accounting
judgements to be critical and significant accounting judgement
has nat been required for any of these itens in the current
financial year.

REIT status: British Land is a Real Estate tnvestment Trust [REIT]

and does not pay 13x on its property income ar gans on property

sales, provided that at least 90% of the Group's property incomg is

distributed as a dividend to shareholders, which becomes taxable in

their hands. In addition, the Group has lo meet ceriain conditions

such as ensuring the property rental business represents more i
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 accounting policies and
accounting judgements continued

HMRC. [tis management's intention that the Group will continue as
a REIT for the foreseeable future.

Accounting for joint ventures: In accordance with

IFRS 10 ‘Consolidated Financial Statements’, IFRS 11 "Joint
Arrangements’, and IFRS 12 ‘Disclusure 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
control to ensure that the financial stalement treatment is
appropriate. The assessment undertaken by management
includes cansideration of the structure, legal form, contractuat
terms and other facts and circumstances relating to the relevant
entity. This assessment is updated annually and there have been
no changes in the judgement reached in relation to the degree

of control the Group exercises within the current or pricr year. An
assessment was performed in respect of the Canada Water Joint
Venture transaction that occurred in the year ended 31 March
2022 {see Note 111, Group shares in joint ventures resulting from
this process are disclosed in Nate 11 to the financial staterments.

Joint ventures are accounted for under the equity method.,
whereby the consolidated-balance sheei incorporates the Group's
share of the net assets of its joint veniures and associates.

The consolidated incame statement incorporates the Group's
share of joint venture and associate profils after tax.

Accounting for transactions: Property transactions are complex
in nature and can be material to the financizl statements.
Judgements made in relation to transaciions include whether an
acquisition is a business combination or an asset; wheather held
for sale crileria have been met for transactions nol yet completed;
accounting for transaction costs and contingent consideration;
and application of the concept of linked accounting. Management
consider each transactin separately in order to determine the
most appropriate accounting treatment, and, when considered
necessary, seek independeni advice. [n this regard, managemant
have considered the accounting of the Canada Water Joint
Venture transactron in the year ended 31 March 2022

[see Note 11].

Consideration of climate change

In preparing the financial statemeats, the impact of climate
change has been considered, particularly in the context of the
Task Force on Climate-related Financial Disctosures [TCFD')
included within the Sustainability section of the Strategic Report
and the Group's stated target of net zero carben emissions by
2030 under the 2030 Sustzinability Vision. Whilst noting the
Group’s commitment to sustainability, there has not been a
material impact on the financial reporting judgements and
astimates arising from gur ¢considerations, which include physical
climate and transitional risk assessments canductad by the
Group. This is consistent with our assessment that ciimate
change is not expected to have 2 material impact on the
cashilows of the Group, including those inciuded within the
going concern and viability 3ssessments in the medium term.
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Notwithstanding this, the following should be nated, which is
relevant to understanding the impact of climate change on the
financial statements:

- As part of the Group's 2030 Sustainability Vision, under which
the Group’s transition vehicle commuts the expenditure of £40
per tonne of embodied carbon within developments, the Group
commiited E16m in the year to 31 March 2022 [31 March 2021:
£9m], with E1min the year ta 31 March 2022 (31 March 2021:
Enill spent on qualifying activities to mitigate the impact of
climate change on the standing portfolio, such as electrification
of buildings, improved insulation, and LED tights. As at 31
March 2022, £15m remained commitied to future mitigation
capital expendituce [31 March 2027: £9ml Isee Note 22 for .
further details].

As part of the valuation process, the Group has discussed

the impact of sustainability and Environmentat, Social and
Governance factors with the external valuers who value the
investment and development properties of the Group. The
physical climate and transitional risk analysis conducied by the
Group has been shared with, and discussed with, the valuers
as part of Lhe six-monthiy valuation process |see Note 10

for further details]. As such, the impact of sustainability and
Environmental, Social and Governance factors is cansidered
as part of the valuation process, to the extent possible market
participants wauld, and is included within the derived valuaticn
as at the balance sheet date. The Group ensures that to the
fullest extent possible, the four valuers are materially
consistent in their application of the consideration of

these factors on the praperty valuations.

- The Group has purchased carbon credits in the year to offset
the embodied carbon impact of developments - making our
developments carban neutral. The costs of purchasing these
credits were capitalised 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 perfarmance 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 ditution adjusiments) for sach performante measure are shown below, and a recontiliation between these is shown within
the supplementary disclosures [Table Bl

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS profit after taxation attributable to shareholders of
the Company excluding investment and development property revaluations, gains/losses on investing and trading property disposals,
changes tn the fair value of financial instcuments and associated clase-out costs and iheir 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 Profitis the pre-tax EPRA earnings measure, with additional Company
adjustments for items which are considered to be unusual and/or significant by virtue of their size and nature. la the currant year to

31 March 2022, 8 £29m surrender premium payment and a £12m reclassification of foreign exchange dilferences were excluded from
the calculation of Underlying Profit [see Note 3 and Note 6, respectively, for turther details). There was no tax effect of these Company
adjusied items. No Company adjustrents were made in the prior year to 31 March 2021,

2022 2021
Relevant Relevant
Releylm number Earnings Relevant number Earnings

. earnings of shares per sharg eirn'\r\gs of shares per share
Earhings per share m millien pence m milion pence
Underlying
Underlying basic 255 927 215 175 927 18.9
Underlying diluted T T T 288 930 - 274 175 930 T TEET 7T
EPRA
EPRA basic 238 927 25.7 175 g7 189
EPRA diluted 238 930 25.6 175 930 18.8
IFRS
Basic 958 927 103.3 (1.031] 927 [111.2)
Diluted 958 930 103.0 11,031 927 1111.21

HNet asset value -

The Group measures financial position with reference to EPRA Net Tangible Assets ['NTA|, Net Reinvestment Value ['NRY) and Net
Disposal Value { NOV'L. The net assets and number of shares for each performance measure is shawn belaw. A reconciliation between
IFRS net assets and the three EPRA net asset valuation metrics, and the relevant number of shares for each performance measure, is
shown within the supplementary disclosures [Table B). EPRA NTA is a measure that is based on IFRS net assels excluding the mark-to-
markel on derivalives and related debt adjustments, the carrying value of intangibles. the mark-ta-market on the convertible bonds, as
well as deferred taxation on property and derivative valuations. The matric includes the valuation surplus on trading properties and is
adjusted for the dilutive impact of share options.

222 2021

Relevant HNet asset Relevant Net asset

Relevant number value per Relevanl aumber of value per

netassels ol shares share nel assels shares share

Net asset value per share £m miltion gence Em millien pence
EPRA

EPRA NTA 61N 932 727 6930 933 648

EPRANRY 7.403 932 794 6,999 933 707

EPRANDV 4,542 932 702 5478 933 409

IFRS
Basic 673 927 724 5,983 927 649
Diluted 6,733 232 722 5983 933 441

Total accounting return
The Group also measures financial perfarmance with refarence tq total sccounting return This is calculated as the rnoverment in EPRA
NTA per share and dividend patd in the year as 5 percentage of the EPRA NTA per share at the start ot the year.

012 2021
Increasein Dividend par Tatal Becrease in Dividend per Total
MTApershare  share paid ° accounting  NTA per share share paid accounting
pEnce pence ragtirn pence pence return
Total accounting return 79 16.96 14.8% 1125 8.40 [15.1%!
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3 Revenue and costs

2022 021
Capital Capitat
Underlying and other Total Underlying and other Total
£m £m Em Em Em £m
Rent receivable 332 - 332 370 - 370
Spreading of tenant incentives and contracted rent increases 5 - 5 7 - 7
Surrender premia’ 1 129} (28] - - -
Grass rental income 338 1291 309 377 - 377
Trading property salgs proceeds - 9 9 - - -
Service charge income 62 - 62 b4 - b4
Management and performance fees [from jaint ventures| ¢ - 9 ? - 7
Other fees and commigsions 21 - 21 20 - 20
Revenue 430 (20} 410 468 - 468
Trading property cost of sales - i {9} - - -
Service charge expenses [55) - 155) 15%) - 159)
Property operaling expenses (54) - (54) {45) - 145
Release [provisionsi for impairment of trade debtors and acerued
income 7 - 7 {521 - (52
Provisions for impairment of tenant incentives and contracted
rentincreases 1 - 1)} {8l - (8t
Other fees and commissians expenses (17) - (17 {116] - 16
Costs o . . fieop . 9 1291 1180} - . . 180}
310 {29] 281 288 - 288

L, Gn 31 August 2021, the Group underteok a leasing ransaction walh two unrelated parties in relation to one of its invesiment properties. The transaction was commercially
beneficial and resulied in a3n averalt increase i the net assets of the Group. It involved a £2%m payment to ane party for the surrender of an agreement for lease, with a
subsequent premium of £29m received far the grant of a new agreement for lease for the same progerly with angther party meaning the transaction was cash neulral. In line
with the requirements of IFRS 14, and due to the unrelated parties in the transaction, the Group is required to account for the elements of the transaciion separately, and as
suth an associaled £29m surrender premium payment was recognised in full through the income staternent in the year. Owing lo the unusual and significant size and nature of
the payrment and in line with the Group's accounting palicies the payment has been included within the Capital and ather column of the income staternent. The E29m surrender
premium|received was‘?. snitialky recognised as deferred income on the balance sheet, with the remeasured armount as at 31 March 2022 principaily within other non-current
liabilities {see Nole 15],

The cash element of net rental income {gross rental income less property operating expenses| recognised during the year ended

31 March 2022 from properties which were not subject lo 2 securily interast was £232r [2020/21: £202m). Property operating expenses
relating to investment properties that did not generate any rental incorme were £nit (2020/21: £nill. Contingent rents of £6m (2020/21: £5m)
that contain a variable lease payment were recognised in the year.

Further detail on the provision far impairment of trade debters, accrued income, tenant incentives and contracted rent increases is
disctosed in Note 10 and Note 13. -

4 Valuation movements on property

2022 2021
m £m
Consolidated income statement
Revaluation of properties M 1834
Revaluation of ewner-orcupied properties ’ - 2]
Revaluation of properties held by joint ventures accounted for using the equity method! 162 14091
633 11,2971
Consolidated statement of comprehensive income
Revaluation of ewner-occupied properties - (1)
633 11.298]

1. Cormprises net valuation movement of £110rm and realisation of gain on disposal of assels into joint ventures of E52m. disclosed in further detail in Note 11,
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Notes to the Accounts continued

5 Auditors’ remuneration
PricewaterhouseCoopers LLP

ZOCZZ 2(;21
- m m
Fees payable to the Campany’s auditors for the audit of the Company’s annual accounts 0.5 05
Fees payable lo the Company's auditors for the audit of the Company’s subsidiaries, pursuant 1o legislation 0.1 0.
Tota! audit fees 0.6 0.6
Audit-related assurance services 0.2 0.2
Total audit and audit-related assurance services 0.8 ne
Other fees
Other services - -
Tatal 0.8 0.8
& Net financing costs
2022 2021
€m £m
Underlying
Financing charges :
Facitities and overdrafls (201 {221
Derivatives 29 3
Gther loans (68l {74)
Obtligations under head leases (3 14)
T T B — - (62) 691 °
Development interest capitalised 7 7
155) 18621
Financing incaome
Oeposits. securities and Liquid investments - -
Net financing charges — Underlying [58) (621
Capitat and ather
Financing charges
Valualion movernent on fair value hedge accounied derivatives® 16N 1823)
Valuation movement on fair value hedge accounted debt' 81 83
Fair value mavement on convertibte bonds - (31
Valuation movement on non-hedge accounted derivatives 1 -
17) (3]
Financing income
Reclassification of foreign exchange differences an disposal of subsidiary net investment from equity? 12 -
Valuabion movermnent on non-hedge accaunted derivatives 55 15
&7 5
Net financing charges - Capital and other &0 12
Net financing costs
Total financing income &7 15
Total financing charges (62) (65]
Net financing costs 5 150)

1. The difierence betwesn valuation movernent on designated fair value hedge aceountad derivatives lhedging instruments| and the valuation movement n [air value hedge
accounted debt [hedged iterm| represents hedge ineilactiveness for the year af £6rm [2020/21. Caill. .

2. £12m has been reclassilied from the hedging and translation reserve to the incame statement in the year ended 31 March 20722, relating o curmulative loreign exchange gains
on disposal of the nel investyment in a fareign sybsidiary.

Interest payable on unsecured bank loans and reiated interest rate derwatives was £13m (2020/21: £11m). Interest on devalepment

expenditure is capitalised at the Group’s weighted average interest rate of 2.4% (2020/21: 2.2%!. The weighted average inlerest rate

an a proportionately consolidated basis at 31 March 2022 was 2.9% (2020/21: 2.9%).

182 British Land Annual Report and Accounts 2022



The British Lang Company PLC 00621920

7 Taxation

2022 2021

£m Em

Yaxation income [expense)
Current taxation
Underlying Protit :
Current period UK corporation taxation (2021/22: 19%; 2020/21: 19%) 21 2
Underlying Profit adjustments in respect af prior periods’? [ [24)
Total current Underlying Profit taxation income |expense) ‘ 4 (28]
Capitat and other prafit
Current period UK corporation taxation {2021/22: 19%: 2020/21: 19%] - -
Capital and other profit adjustrents in respect of prior perieds - 12) 1
Total current Capital and other profit taxation income ] 1

Total current taxation income lexpense} 2 (291
Daferred taxation on revaluaiions and derivatives - [&]]
Group total taxation income [expense] 2 130)
Altributable to joint ventures? 1

Total taxation income lexpensel 2 (29

Taxation reconciliation

Profit (loss) on ordinary activities before taxation 958 11,0531
Less: (prafith loss altributable to joint ventures 12441 358
Group profit Lass) on ardinary activities before taxatian - ' 714 1695]
Taxation on {profit] loss on ordinary activities at UK carporation taxation rate of 19% {2020/21: 19%l 134) 132
Effects of:

- REIT exempt income and gains 126 (134)
- Taxalion losses 9 -
- Deferred tzxation on revaluations and derivatives - (5t
- Adjustments in respect of prior years 3 (23]
Group total taxation income lexpense] 2 1301

1. The credit in the current year mcludes £4m as an adjusiment o the tax due in respect of the suspension on the dividend i 2020/21 and ather credits relaling to pricr periads of
£2m relaling 1o tax provisions in respect ol historic taxation matters and points of uncertainty

2. The charge in the prior year includes Lhe £28m corporation tax charge in refation to the year ended 31 March 2020 of the agreed payment with HMRC for temporarily
susgending the dividend due ta Caovd-19, offsel by other credits in respect ol prior periads af E4m relating lo tax provisians in respect of hisloric taxatian maiters and points
of uncerlainty.

3. Acurrent taxation income of £nil [2020/23: £1m] and a deferred taxation credit of Cnil 12020/21: £nil] arose on profits attributable to joint ventures.

Taxation income attributable to Underlying Profit for the year ended 31 March 2022 was £4m (2020/21: £26rm expense). Taxation expense

attributable to Capitat and other profit was £2m [2020/21: E1m income). Carporation tax receivable as at 31 March 2027 was £3m

[2020/21: £7m payablel as shown on the balance sheet.

A REIT is required to pay Property Income Distributions {'PIDs’)} of at least 90% of the taxable profits [rom its UK proparty rental business
within 12 months of the end of each accounting period.
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Notes to the Accounts continued

8 Statf casts

Staff costs [including Directors) zotz"zl zcg‘:

Wages and salaries 5% 53

Sacial security costs B 7

Pension cosis 5 3

Equily-setiled share-based payments : 7 3
79 b6

The average monthly number of employees ol the Company during the year was 344 [2020/21: 326). The average monthly number of
Group employees, including those employed directly at the Group’s properties and their costs recharged to tenants, was 635 {2020/21:
434). The average monihly number of employees of the Company within each category of persons employed was 5 follows: Campuses:
36; Retail & Fulfitment: 29; Developments: 41; Storey: ¢; Support Functions: 229, The average manthly purmber of employees of the
Group within each category ol persons employed was as foltows: Campuses: 34; Retail & Fullitment: 29; Developments: 41; Storey: %
Support Functions: 229; Property Management; 292.

The Executive Directors and Non-Executive Directors are 1he key management persannel. Their emaluments are disclosad in the
Remuneration Regort on pages 127-153,

Staff costs - —— - -

The Group's equity-settled share-based payments comprise the tollowing:

Scheme Fair value measute

Long Term Incentive Plan ['LTIF) Monte Carlo model simulation and Black-Scholes aption valuatian models

Restricied Share Plan /RSP T T o Market value at grant date T T

Save As You Earn schemes ['SAYE) Black-Scholes option vatuation model

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 perforrnance against the relevant performance targets and service periods, which are discussed io further detail in the
Rernuneration Report.

Buring the year and the prior year the Group granted performance shares under its Long Termn Incentive Plan scheme. Perfermance
canditions are measured over a three-year period and are a weighted blend of Total Shareholdér Return { TSR'), Total Property Return
I'TPR') 2nd Total Accounting Return [ TAR') isee Directors’ Remuneration Report for details). For non-market-based periormance
conditions, the Group uses a Black-Scholes option valuation methed to obtain fair values. For market-based performance conditions,

a Mante Carle modet is used as this provides a more accurate fair value for these performance canditions. The key inputs used to obtain
fair values for LTIP awards are shown below.

1 September
22 June 1071 2 August 2021 2021 22 June 2020

AwaTes with  Awards with Awargs with  Awards wilh Awards with  Awards with

halding no hotding hoiding na hotding holding no holding

period period period period periad period

Share price £5.17 £5.17 £5.20 £5.42 £4.09 £4.09
Exercise price £0,00 £0.00 £0.00 £0.00 €000 £0.00
Expected volatility 36.6% 36.8% 37.0% 37.6% 28.3% 28.3%
Expecied terrn [yearsl 3 3 3 3 3 3
Dividend yield . 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Risk free interest rate 0.2% 0.2% 0.1% 0.2% 0.0% 0.0%
Fair value - TSR Tranche FTSE 350 €235 £2.88 €2.75 £2.79 Eiot £1.18
Fair value - TSR Tranche FTSE 100 £2.42 £2.95 £3.0 £330 €130 £1.51
Fair value - TPR and TAR Tranches £4.24 €5.17 £4.28 £5.42 £351 £4.09

Movernents in shares and opitens are given in Note 20.
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9 Pensions

The Bntish Land Group of Companies Pension Schemne ('the scheme’) is the principat defined benefit pension scheme in the Graup.
The assets of the scheme are held in a trustee-administered fund and kepl separate irom those of the Company. It is nat contracted
out of SERPS (State Earnings-Related Pension Schemel, it is nat 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 pension schemes. There are alsc two Defined Contritution Pension Schemes.
Contributions to these schernes are at a flat rate of salary and are paid by the Company.

The total net pension cost charged for the year was £5m (2020/21: £3m|. of which £5m [2020/21: £5m relates to defined contribution
plans, Enit (2020/21: E1ml relates to the current service cost of the defined benefit schemes and Enit [2020/21: credit of £3m] relates to
a curtailment gain, presentad as a past service cast, as a result of the closure of the defined beneft schemes to future accrual in the
orior year. .

The last full actuarial valuation of the scheme was performed by the scheme actuary, First Actuarial LLP, as at 31 March 2018. The

emplayer does not expect to make any paymnents during the year to 31 March 2023. The major assumptions used for the actuanial
valuatian were:

2022 2001 2020 009 2018

% pa % pa % pa % pa % pa
Discount rate 2.7 20 23 2.4 246
Salary inflation - - 39 48 &9
Pensions increase 17 3.4 2.5 33 33
Price inflation 3.9 35 2.5 34 34

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 3 turther
29.7years if they are female. For 3 mermber who refires in 2040 at age 60, the assumgtions are that they will live on average for a
further 29.4 years after retirement if they are male and for a further 31.1 years after retirement if they are female.

Composition of scheme assets

2022 an

m Em
Equities 37 48
Diversified growth funds 20 42
Other assets 121 58
Total scheme assets 178 178

88.8% of the scheme assets are quoted in an active market. All unquated scheme assels sit within equities.

The arount included in the balance sheel arising from the Group's obligatians in respect of its defined benefit schernes is as follows:

2022 2021 2020 2019 2018

£m £m Em £m Em
Present value of defined scheme obligations 125) (a2 1311 187 (1471
Fair value of scheme assets 178 178 1561 160 152
Irrecaverable surplus’ {53) 28] (30} [13) {5}

Amount recognised in the balance shaet - - - - -

1. The nat defined benefit asset must be measured ai the lower of the surplus in the defined benefit schemes and the asset ceiling. The asset ceiling is the present value of any
ecanemic benefits available in the form of refunds from the schermes er reductions to future contributions to the schemes The asset ceiling of the Group's defined benefit
schemes is £nit 12020/21: £nill, therefore the surplus in the defined benefit schemes of E53m (2020/21: €26 is irrecoverabte.

The sensitivities of the defined benefit obligation in relation to the major actuarial assumptions used to measure scheme liabilitizs are
as follows:

Increase [decrease! in defined
scheme cbligations

R Change in 22 2021
Assumption assumption m £m
Discount rate +05% (8) {14}
Salary inflation +0.5% - -
RPlinfation +0.9% 7 12
Assumed life expectancy +}year 4 b
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Notes to the Accounts continued

9 Pensions continied

History of experience gains and losses

2022 - 2021 020 2019 2018
£m Em Em Em £m
Total actuarial {loss] gain recognised in the consolidated statement
of cornprehensive income’' 2 - 03 - - 9
Percentage of present value on scheme liabilities - [8.6%)] 10.3%) 0% 61%
). Movements stated after adjusting lor irrecoverability of any surplus
2. Cumulative loss recognised in the stalement of comprehensive income is £53m (2029/2: £53m.
Movernents in the present vatue of defined benefit obligations were a5 foltows:
2022 2021
im £m
At 1 April : [152) [131]
Current serwce cost . - it
Curtailment gain - 3
Interest cast (3 )
Actuarial gain (loss)
Gain llossl from change in financial assumptions 15 126]
Gain on scheme liabilities arising fram experience - 1
Benefits paid 15 [
At 31 March (125} {152]
v
“Movernents in the fair value of the scheme assets were as follows:
2022 7021
. [ £m
At 1 Aprit 178 161
Interest income on scheme asseis 3 4
Contributions by employer - 10
Actuanial gain ) 12 9
Benelits paid {15] 3]
Ax 31 March 178 178

Through its defined benefit plans. the Group 1s exposed to a number of risks, the most significant of which are detailed hetaw:

Asset volatility

The liabilities are calculated using a discount rale set with reterence to corporate bond yields: if assets underperform this yield, this will
create a deficit. The scheme holds a significant portion of growth assets lequities and diversified growth funds) which, altheugh expected
to outperiorm corporate bonds in the long term, create volatility and risk in the short term. The allocation to growth assels is monitared
to ensure it remains appropriate given the schemne's long term objectives.

Changes in bond yields _
A decrease in corporate bond yields will incraase the value placed on the scheme’s Liabilities for accounting purposes, although this will
be partially offset by an increase in the value of the scheme’s bond haldings.

Inflation risk

The majonty of the scheme's benefit cbligations are inked to inilation. and higher inftation will lead to higher babilities lzlthough, in mast
cases, caps on the tevel of inflationary increases are in place ta protect against extreme inflatian). The majarity of the assels are either
unaffected by or only loosety correlated with inflation, meaning that an tncrease in inflation witl also decrease the surplus.

Life expectancy
The majorily of the scheme’s obligations are to provide benefits for the life of the member, so increases in life expectancy will result
in an increase in the liabilities.
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10 Property
Property reconciliation for the year ended 31 March 2022
Investment
and
Retail & devalapment Owner-
Camp Fuliit Develop properties Trading Occupied
Level 3 Level 3 Levell Level d Praperties Level 3 Talal
&m £m £m &m £m £m £m
Carrying value at 1 April 2021 3,465 2,139 722 6,326 26 2 6,354
Additions
- property purchases 110 4BS - 5% - - 596
- development expenditure’ 64 3 124 ik - - 1
- .capitalised interast and siaff costs 2 - [ 8 - - B
- capital expenditure en asset management initiatives 5 13 - 18 - - 18
- right-of-use assets 4 - - 4 - - 4
18% 502 130 817 - - 817
Disposals [(s01) {104] - (605} (8} (2) [615)
Reclassifications 181 - [181) - - - -
Revaluations included in income statement 125 n 3 4N - - &71
Movement 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 tigbilities (Notes 14 and 15)2 (105}
Less valuation surplus on right-of-use assets? (9}
Valuation surplus on trading properties - T - B -
Group property portfolio vatuation at 31 March 20'22 6,944
Non-controlling interests (15}
Group property portfolio valuation at 31 March 2022 attributable ta shareholders 6,929
1. Development expenditure includes government grants received for the development af afferdshle and social housing of C4m.
2. The £26m difference between lease liabililies of £105m and E131m per Notes 14 and 15 relates to a E24rm lease llability where the right-of-use asselis classified as property,

plant and equipment.

3. Relates 1o properties held under leasing agreernents. The fair value of Aght-ot-use assels is determined by calculating the present value of net rantal cash ilows over the term
of the tease agreemens. IFRS 16 right-of-use assets are not externally valued. their fair values are determined by management, and are therelore nal included in the Group
progeriy pertfotio valuation of £6,944m above.

Additions include capital expenditure in response to climate changs, in line with our Sustainability Strategy to reduce beth the embadied

carbon in our developments and the operational carban acrass the Group's standing property portiolia. For further details, refer to the

Sustainability section of the Strategic Report on pages 38-59.

The Group entered into a Joint Venture agreement with AustralianSuper on 7 March 2022 in relation ta the Canada Water Campus,
resulting in the Group disposing of £474m 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 Aprit 2021, the Group now reports under two operating segments, Campuses and Retail &
Fulfilment, in addition to Develepment properties which are disclosed separaiely due to the diffenng basis cf valuation as discussed
ingfurther detail within this nate. Within this note, the comparative figures have therefare been restated in the relevant disclasures.
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10 Property continued
Property reconciliation for the year ended 31 March 2021

Invesiment

Restated and
Restated Retail & devetopment Cwner-
Campuses Fulfilment Oevelopments praperties Trading Occupied
Level 3 Level } Leveld Leve! 1 Praperiias Level3 - Tatat
£m Em Em €m £m m £m
Carrying value at T April 2020 4,341 3,188 459 8.188 20 48 B.27%
Additions
~ property purchases - a2 - 52 - - 52
- development expenditure 22 3 74 Hu - 3 104
- capitalised tnterest and staff costs 4 - 7 1t - - 11
- capitat expenditure on asset management initiatives g 19 [ 34 - - 34
- right-of-use sssets 7 - - 2 - - 2
37 T4 89 200 - 3 203
Disposals 1699) 421] ot (1,130 - 166} 11196t
Right-oi-use assets disposals (36} - - 138 - - (36)
Reclassifications 16 - 221 (&) & - -
Revaluations inctuded in income statement {189] 703! 13 (885l - 121 (888)
Revaluations included in OC - - - - - Ll m
Movement in ténant incentives and contracied renlt uptift
balances (5 i - 14 - - {4
Carrying value at 31 March 2021 3.465 2,139 722 6,326 26 2 6.354
Lease ligbililied [NotEs Téand 15)) ™" "~~~ =~~~ "~=—~° - - : : gy —— ~— -
Less valuation surplus on right-of-use assats? 18]
Valuation surplus on trading properties k4
Group property portfolio valuation at 3t March 2021 6,247
Non-controlling interests [137)
Group property portfolio valuation at 31 March 2021 attributable to shareholders 4110

. The £25m difference betwesn lease liabilities of £108m and £133m per Noles 14 and 15 relates to the £25m lease liability where the righi-af-use asset is classified as property.
plant and equipment.

. Relates 1o properties held under leasing agreements. The fair value of ight-ol-use assets is determined by calculating the present value of net rental cash Rows over the term
of the lease agreements. IFRS 14 right-of-use assets are not externally valued, thawr faicvatues are deterrnined by management, and are tharefore notincluded in the Group
property portfolio valuation of £6,247m above. |

N

Property valuation
The different valuation method levels are defined below:

Level 1:  Quoted prices {unadjusted) in active markets for identical assets or liabilities.

Level2:  Inputs other 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).

Level3:  Inputs for the asset or liability that are not based on observable markat data (unobservable inputs).

These levels are specified in accordance with IFRS 13 ‘Fair Value Measurement’. Property valuatiens are inherently subjective as

they are made on the basis of assumptions made by the valuer which may not prove tg be accurate. For these reasens, and consistent
with EPRA’s guidance, we have classified the valuations of our property portiolio as Level 3 as defined by IFRS 13. The inputs to the
valuations are defined as ‘unobservable’ by IFRS 13. These key unobservable inputs are net equivalent yield and estimated rental values
for investment and owner-occupied properties, and costs to complete for developrment properties. Further analysis and sensitivity
disclasures of these key unobservable inputs have been included on the follewing pages. There were no transfers between tevels in

the year,

The Group's total property portfolic was valued by external valuers on the basis of fair value, in accordance with tha RICS Valuation -
_Global Standards 2022, published by The Royal Institution of Chartered Surveyors.

188 British Land Annual Report and Accounts 2022



The British Land Campany PLL 00621920

10 Property continued

The general risk envircament in which the Group operates has remained heightened during the period due to the centinued impact of
Covid-19. and the emergence of the UK economy from the pandemic, including related challenges in parts cf the UK retail market and
macroeconornic 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 improvement in activity across the Group's segments, rents slabilising,
improved rental collection rates and footfall 2nd sales in retail parks returning close to, and in some cases above, pre-pandemic levels.

The emargence of the conflict in Ukraine in February 2022 has led to increased global economic uncertainty with sanctions impased
upon Russia and heightened political and diplomatic tensions. The Directors do not consider the conflict at this stage to have had a
material impact on the Group's linancial statements, owing to the nature of the Group’s UK focused operations and limited exposure

to Ukrainian and Russian businesses. Additionally, our valuers consider there to be no current evident impact of the conflict on the UK
property sector. The Directors and aur valuers are clesely monitering the confuct for any future deveiopments that may change the risk
environment in which the Group operates.

In preparing their valuations during the pandernic tackdown periads in 2020/21, our valuers had considered the impact of concessions
agreed with tenants at the relevant balance sheet date, which mainly related to rent deferrals and rent-free pertods, on valuations,
primnarily 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 general moratorium on commerciak evictions and restrictions an commercizat rent
arrears recovery on 25 March 2022, the valuers have assurmed that rental income will be received, unless there are specific concession
agreements in place. The valuers have also given consideration to occupiers in higher risk sectars, and those assumed to be at risk of
default, in determining the appropriate yields 1o apply.

The information provided to the valuers, and the assumptiens and valuation models used by the valuers, are reviewed by the property
portfolic team, the Head of Real Estate and the Chief Financial Officer. The valuers meet with the externat 2uditors and also present
"directly to'the Audit Committee at the intérim and year-end review of results. Further details of the Audit Committee’s responsibilities

in relation tc valuations can be found in the Report of the Audit Committee on pages 120-126.

Investment properties, excluding properties held for development, are valued by adopting the ‘investment method’ of valuatian.

This approach involves applying capitalisation yields to current and future rental streams nel of income voids arising from vacancies or
reni-free periods and asseciated ruaning costs. These capitalisation 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 faclors taken into
account in the valuations include the tenure of the property, tenancy details and ground and structural conditions.

In the case of cngoing developments, the approach applied is the ‘residual methed’ of valuation, which is the investment method of
valuation as described above, with a deduction for alt costs necessary to complete the development, including a notionat finance cost,
togather with a further allowance for remaining risk. Properties held far development are generally valued 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 portfolio have a working knowledge of the various ways that sustainability and Environmental, Social
and Governance factors can impact value and have considered these, and how market participanis are reflecting these in their pricing, in
arriving at their Oginion of Value and resulting valuations as at the balance sheet date. These may be:

- physical risks;
- transition risk related ta policy or legislation to achieve sustainability and Environmental, Social and Governance targets; and
- risks reflecting the views and needs of market participants.

The Group has shared recently conducted physical ctimate and transitional risk assessments with the valuers which they have reviewed
and taken into consideration to the extent that current rnarket participants would.

Valuers observe, assess and monitor evidence from market activities, including market linvestor] sentiment on issues such as
lenger-term absalescence and, where known, future Environmental, Social and Governance related risks and issues which may
inctude, 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 managernent may be required which is usually agreed
with the valuer in the terms of engagement and without which reasonable estimates/assumptions may be needed io properly reflect
market expectations in arriving at the Opinion of Value.
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10 Property continued

Copies of the valuation certificates of Knight Frank LLP, CBRE, Jones Lang LaSalle and Cushman & Wakefield can be found at
britishland.cam/reaaris.

A breakdown of valuatians spiit between the Group and its share of joint ventures is shown helow:

2022 2021
Joim Joint
Group ventures Total Group venturas Total
£m €m £ £ €, Em,
Knight Frank LLP 1.387 37 1,424 1,375 40 1415
CBRE 1,906 448 2,354 1,642 124 1,766
Jones Lang LaSalle 3,330 538 3,948 B&S 504 1,355
Cushman & Wakefield k¥ 2,415. 2,736 2.381 2,378 4,759
Total property portfolio valuation §,944 3,538 10,482 6.247 3,048 9,255
Non-controlling interests (15) - (15} (137 126 [163)
Total praperty portfolio valuation attributable to shareholders® 5,929 3,518 10,487 6.110 3.022 9132

1. The tatal property perifolio vatuation for joint ventures is £3,538m, compared to the total investmen arnd trading properiies of £3 545 disclosed in Mate 11, The £3,545m
includes £12m of trading properties and excludes £19m of headleases, both at Group share.

Information about fair value measurements using unghservable inputs (Level 3] for the year ended 31 March 2022

Fair value al ERV per sq It Equivalant yield Costs to persq it
31 March 2022 Yaluation Min Max Average Min Max  Average Min Max  Average
Investment €m technique € 1 4 % b % € 4 3
Campuses Invesiment
- 3,419  melhodology [4 159 56 37 7 4 - 234 24
Retail & Fulfilment Investment :
2,794 methodology z 30 17 2 13 [] - 36 7
Oevelopments Residusl
705 rnethodotogy 27 [L:] 75 4 5 & 214 812 n
Total 6,918
Trading properties
at fair value 26
Group property
portfalio valuation 6,944 N

Information about fair value measurements using unobservable inputs [Level 3] for the year ended 31 March 2021

Restated ERV persq i Equivalent yield Cosis to complele per sq it
Fair value at
31 March 2021 Valualion Min Max Average Min Max  Average Min Max Lwverage
Investment £m technique 3 £ £ % % % £ £ £
Campuses' Invastment
3.005 methodology 2 176 58 4 3 5 - 475 97
Reqait & Fulfitmeng Investment
2,080 methodology 2 32 17 5 14 g - 4é 10
Developments Residual
1,127 methodology 65 62 77 4 14 [ 2 89 48
Total . 4,212
Trading properties
at fair value 35
Group property
portfolio valuation 6,247

1. Includes cwner-occupied.
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10 Property continued

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

Fair value at Impact on valuations Impact on valuations Impact on valuatians
31 March 2022 +5% ERV -5% ERY -25bps NEY  +25hps MEY -5% costs +5% tosls
tm £m €m £m £m £m £m
Campuses! 3,445 137 1134) 231 1208) 3 (3
Retail & Fulftment 2,794 115 (1141 144 127 2 (2]
Developments 705 59 159} 85 178) 19 [38)
Group property portfolio valuation 6,944 31 (309} 450 1409) [ (43)

1. Includes trading properties at fair value.

informatien about the impact of changes in unobservable inputs [Level 3] on the fair value of the Group's property portfolio for the
year ended 31 March 2029

'Fleslaled impact on valualions Impaci on vatualions Impaci on valuations
EiFiilarrZ;.;?!;l‘ +5% ERV 5% ERvV -25bps NEY  +25bps NEY -5% costs +5% costs
Em £m im Em £m Em £m
Campuses® 3,051 130 [151) 199 11771 7 (7}
Retail & Fulfilment 2,080 79 [78) 73 169] - -
Developments ‘ 1116 105 {107) 153 11371 96 158)
Group property portfolio valuation 6,247 34 [334) 425 [383) 103 {105)

1. Incluges trading proparties at fair value.

All other factors being equal: _

- ahigher equivatent yield or discount rate would lead to a decrease in the valuation of an asset;
- anincrease in the eurrent or estimated future rental stream would have the effect of increasing the capital value; and
- anincrease in the costs to complete would lead to a decrease in the valuation of an asset.

However, there are interrelationships belween the unobservable inputs which are partially determined by market conditions, which
wauld impact on these changes.

Provisions for impairment of tenant incentives and contracted rent increases

A provision of £23m [31 March 2021: £23m] has been made for impairment of tenant incentives and contracted rent uplift balances
[contracted rentsh The charge to the income statement in relation to write-offs and provistons for impairment for tenant incentives
and contracied rents was £1m [2020/21; £8mi [see Note 3). The Directors consider that the carrying amount of tenant incentives is
appraximate to their fair value.

The tables below summarise tenant incentives and contracted rent increase balances and associated expected credit losses grouped by
credit risk ratings. The split between Campuses and Retail & Futfilment has been disclosed on the basis that Campuses balances have a
lower assumed credit risk as & result of the impact of Cowd-1% in comparison to Retail & Fulfilment tenants and relate to the significant
majority of tenant incenlive balances at year end with an immaterial provisien fer impairment applied.

2022
Campuaas Retail & Fulfilment Tolal
Teaant Net lenant Tenant Net tenant Tenant Nt lenani
. incenlives' Provision incentives incentives' Provision incentives incentives' Provision inc¢entives Percenlage
Credit risk £m tm tm £m 4] £m £m £&m Em provided?!
Cvaz/ Administration - - - 4 14 - 4 14) - 100%
High 1 h]] - 19 17 2 20 18] 2 0%
Mediurmn B | - 1 9 8] B 10 1 ? 10%
Low 84 - B4 51 - 51 135 - 135 -
Total Group B4 (1) 85 83 [22] 41 169 23) 146 14%
Joint ventures 77 13} T4 23 (6] 17 100 [9) 91 9%
Total 143 14) 159 106 |128] 78 269 132) 237 12%

1. The tenant incentives batance includes contracted rent increases.
2 Company Voluntary Arrangements.
3. The percentage previded is calculated using the unraunded tenant incentive and provision batance.
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10 Property continued

pirdl
Campuses Retail & Fulitment Taral
Restated Restated

Tenant Restatetd  Resialed Tenant Restated  Restated Tenan Fercenlage
. ingentives’ Provision Ney ncentives! Provision Nel incentives! Provision Hel provided>

Creditrisk £m €m £m £m £m tm tm £m tm
Cvat/ Administration - - - 4 ) - 4 14! - 100%
High 1 (M - 72 [17) 5 x| (8 5 79%
Medium 1 - 1 8 1t 7 9 (M 8 15%
Low 63 - 63 50 - S0 13 - 13 -
Total Group 45 i1 b4 §4 (22 62 149 1231 12 15%
Jaint ventures 85 (31 &2 14 13 1 79 16] 73 8%
Total 130 [4) 126 98 [25) 73 228 129] 199 13%

1. The tenant incentives balance includes contracted rent increases.
2. Company Valuntary Arrangements,
3. The percentage provided is calculated using the unrounded tenarit incentve and provision balance.

The tenant incentive balance does not relate to amounts billed and therefare there 15 no concept of being past due. The expected credit
losses are determined in line with the provisioning approach detailed in Note 1, with the key assumptions being the absolute probability
of loss assumad for each credif risk rating and a tenant’s assigned credit risk rating. A 10% increase/decrease in the loss rates assumed
for each credit risk rating would resuttin a £2rn ingrease/decregse to provisians fer impairment of tenant incentives (2020/21: E2m. This
sensitivity analysis has been performed on medium and high risk tenants and tenants in CVA or Administration anly as the significant
estimation uncertainty is whally related to these.

A 10% increase/decrease in the percentage share of high and low risk Retail & Futfilment tenants’ incentives only, i.e. assuming

10% of tenant incentives maove from medium to high risk and 10% of tenant incentives move from low to medium risk and vice versa,
would result in a £2m increase/decrease in provisions for impairment of tenant incentives (2020/21: £5m). A movement in the share of
Campuses tenanl incentives within each credit risk rating has not been considered as management beliaves there is less uncertainty
associated to the assumption on Campuses tenants’ credit risk ratings. A 10% mcrease or decrease represents management’s
assessment of the reasonable possible change in loss rates and movermenl in the percentage share of tenant incentives within

each credit nisk rating.

The table below shows the movement in provisions for impairment of tenant incentives during the year ended 31 March 2022 on & Group
and gn a proportionally consolidated basis.

Praportienally

N - N . N . Group cansolidaled
Mavement in provisions for impairment of temant incentives €m em
Provisions for impairment of 1enant incentives as at 31 March 2021' 23 2%
Increase in provisions for impairment of lenant Incentives dug to acquisition on 1 Agril 2021 . - 2
Provisions for impairment of tenant incentives as at 1 April 2021" 23 3N
Write-affs of ienant incentives ] 14)
Movernent in provisions for impairment of tenant incentives 1 5
Total provision mavemnent recognised inincome stalement 1 S
Provisions for impairment of tenant incentives as at 31 March 2022 23 32

1. The prowsions for impairment of tenant incentives as at 1 Apnl 2021 on a proporionately consobidated basis is £2rm higher than the proporionately consalidated prevision recognised
as at 31 March 2021. This is as a result of the acquisition of the remaining 21.9% unas of Hercules Unit Trust an 1 April 202t

Additional property disclosures - including covenant information

At 31 March 2022 the Group property portfolio valuation of £6.944m [2020/21: £6,247m] comprises freehalds of £3,755m (2020/21: £3,127m;
virtual freeholds of £1,171m (2020/21; £1,055ml; long leaseholds of £1,782m [2020/21 £1,945ml; and short ieasehalds of £236m [2020/21:
£120m| The historical cast of properties was £5,020m {2020/21: £6.812m).

Cumulative interest capitalised against investment, development and trading properties amounts ta £111m (2020/21: £104m).

Praperties valued at £1 244m [2020/21- £1,017m| were subject to & security interest and ather properties af ngn-recaurse companies
amounted to £449m [2020/21: £575m}, totatling £1,915m (2020/21: £1,592m).

192 Britizh Land Annual Report and Accounts 2022



The British Land Company PLC 00621920

10 Property continued

inciuded within the property valuation is £3m [2020/21: £7m) in respect of accrued contracted rental uplift incorne and £166m (2020/21:
£142m} in respect of other tenant incentives. The balance arises through the IFRS treatrnent of leases containing such arrangements,
which requires the recognition of rental incorme 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 Jaint ventures
Summary movement for the year of the investments in joint ventures

Equity Loans Total
Em Em Em
At 1 Aprit 2021 1,459 561 2,120
Additions 252 57 309
Disposals (34) |70 {104}
Share of profit on ordinary aclivities after taxation’ 264 120 244
Digtributions and dividends:
- Capital - - -
- Revenus 591 - 59)
Hedging and exchange movemenis 1 - 1
At 31 March 2022 1,883 628 2,511

1. The share of profit an ordinary activities after taxation comprises equily accounted profits of £266m and IFRS 9 impairment charges against equity investments and loans of
£22em, relating to MSC Property Intermediate Holdings Limited Hloan impairment of £17ml, WOSC Partners Limited Partnership (loan impairment of £3m) and The Southgate
Lirnited Partnership lequity irnpairment of £2ml, In accordance with IFRS 7, management has assessed the recoverability of laans to joint ventures and assessed the carrying
value of investments in joinl ventures against the net asset value. Amounts due are expected to be recovered by a joint venture selling its properties and investments and
settling financial assets. net of financial liabililies. The net assel value al a joint venlture is considered Lo be a reasonable approximation of the available assets Ihat coutd be
realisad te recover the amounts due and the requirament [0 recognise expected credit losses. ’ -

The Group entered inta a new Joint Venture agreement with AustralianSuper on 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. Therefore the Greup has recognised a share of total comprehensive income of E46m and share of net assets less
shareholders loans of £294m in retation to this new joint venture in the year. :
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11 Joint ventures continued

The summarised income statemenis and balance sheets belaw and on the following page show 100% af the results, assets and hiabilities
aof joint ventures. Where necessary, these have beean restated to the Group's accounting palicies.

Joint ventures’ summary financial staternents for the year ended 31 March 2022

Broadpate MST Property

REIT Inlermediate  WOSC Pariners Limited BL West End
Ltd Holdmgs Ltg* Partnership Qfficas Limited

Pariners Norges Bank Norges Bank

Euro Bluebell LLP Investment Investment
GICI Management Management Allanz SE
Property sector City Difices  Shopping Cenires West End West End
Broadgale Meadowhall Offices Offices
Group share 50% 50% 25% 25%

Summarised income statements

Revenuet 228 75 10 26
Costs (741 114} 4] 17l
152 59 6 19
Administrative expenses i - - -
Netinterest payable 62] {271 - (5)
Underlying Profit 89 . 32 b 14
Net valuation movement 220 20 5] 4
Capital financing [costs] income . 13 - - b4
Profit loss) on disposal of investment properties and investments ) - i - - -
Profit llass) on ordinary activities before taxaticn 296 12 (9] 27
Taxation - - - -
Profit {Lloss) on ordinary activities aftar taxation 256 12 {9 27
(ther comprehensive incame - 3 - -
Total comprehensive income [expense] 2346 15 {9t 27
Realisation of gain on disposal of assels into joint ventures - - - -
British Land share of total comprehensive income lexpense) 148 [} [2) 7
British Land share of distributions payable 34 2 - &

Summarised balance sheets

Investment and trading properties 4,829 760 149 525
Other non-current assets 30 - - 9
Current asseis 17 8 3 3
Cash and deposits 126 34 4 7
Gross assets 5,002 802 156 864
Current liabilities (8% {45] {4) 1h]]
Bank and securitised deht (157 5171 - 1591
Loans from joinl venture pariners [845] {523} 1211 (5
Other non-current liabilities - 112) (4] 1
Gross liabilities {2,504! 11,097) {219) [198)
Net assets [liabilities) 2,498 [295) 43) 348
British Land share of net assets less shareholder loans 1,249 - - 87

1 USS joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Parinershig,
2. Hercules Unit Trust joint ventures includes 50% of the results of Deepdale Co-Ownerstip Trust, Fort Kinnaird Limited Partnership and Vatenine
Co-Ownership Trust and 41.25% of Birsiall Co-Ownership Trust. The balance sheet shows 50% of the assels of these jont ventures.

3. Included in the calumn headed ‘Other joint ventures’ are contributions from the lollowing: BL Goodman Limiteg Partnership, Bluebuttan Property Management UK Limited,
City af London Office Unit Trust, BL Sainsbury's Superstores Limited and Reading Gate Retail Park Co-Dwnership. 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 Natonal Farmers Unian Mutual Insurance Society Limited owning
the remaining 50% share.

. Revanue includes gross renial incame ai 100% share of £290m (2020/21 £282ml. .

In accordance with (he Graup's accounting palicies detaited in Note |, the Group recognises & nil equity investmenl in joint ventyres in a net liabilty position at periad end.

. The Group entered into a new Jov Venture agreement with AustralianSuper 0n 7 March 2022 in relaion to the Canada Water Campus. The trangaction value of the assets
translerred by the Group on formation of the joint venture at 100% was £580m. On disposal of the assets into the jeint venture and in accaordance with 1AS 28, the Group
recogrised a gain of E4dm Inel of transaction casts of £2mi representing the gain realised to the extent of AustratianSuper’s interest in the joint venture. Al the disposal date,
the refmaining gain of £52m relanng to the Group's interest in the joint venture was unrealised and inclyded within the Group's invesiment in the joint venture which was based
on the carrying value of the assets lransferred al the disposal date. As ihe assets transferred relate (o investment property measured at fair value, this gan was subsequenily
realised and recognised when the joint venture remeasured these assets ta fair value at 31 March 2022, The Group has also recognised its share of the joini venture's lass of
£6m compared to the joint venture’s total loss of £12m, fram 7 March 2022 to 31 March 2022,

Tolal Group share of £245m comprises of the Group's share of total comprehensive income of £193m and the realisation of gain on disposal of assels inta joint ventures
of £52m.

o ;e

-~
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BL CW Upper Limited The SouthGate Limited ltnsns: Hergules Unit Trust Gther Total Group ::;:;
Partnership! Partnership ventures! Jeint vanlures? joint veriures! 2022 2022
Universilies
Aviva Superannuation
AustralianSuper Investors Scheme Group PLC
Canada Water Shapping Shopping Retait
Campus Centres Centres Parks
50% 50% 50% Various
1 13 12 % 3 393 189
(1) 3] {2) 15) - 1114) [85]
- 10 10 2 2 279 134
- - - - - m "l
- (1) - - - 195] (47)
- 9 10 21 2 183 Bé
(12 {7 9 23 15 217 110
- - - - - 141 14)
(12) 2 19 44 17 9 192
{12} 2 19 2] 17 395 192
- - - - - 3 1
112) 2 17 44 17 399 193
52 - - - - 52 52
46 10 22 8 245
- 4 12 - 59
565 139 140 261 83 7.451 3,545
- - - - - 39 17
6 2 - 1 1 &1 31
39 ] 7 12 3 240 117
610 149 147 274 a7 7,771 3,710
123} (8l (8] i8] - 1190} 93)
- - - - - (2,248} {1,083
- - (31) - 71t (1,696) (792
- (28| - - - [55) (23)
123) 134) (371 (6] yall [4,187) 11,991)
587 115 110 248 , 16 3,584 1.719
294 58 55 133 7 1,883

The barrowings of joint ventures and their subsidiaries are non-recourse to the Group. All joint ventures are incorporated in the United Kingdom, with the exceplion
of Broadgate REVT Limited, the Eden Walk Shopping Centre Unit Trust and the Hercules Unit Trust joint venitures which are incorporated in Jersey.

These financial statements include the results and financial pesition of the Group's inlergst in Ihe Fareham Property Partnership, the 8L Goodman Limited Partnership and the

Gibraliar Limiled Partnership. Accordiagly. advantage has been taken of the exemptions provided by Regulation 7 of the Fartnership $Accounds| Regulalions 2008 nat te attach the
partnership accounts to these financial slatements. .
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11 Joint ventures continued

The surnmarised income statements and balance sheels below and on the foltowing page show 100% of the results, assets and liabilities
of joint ventures. Where necessary, these have been restated to the Group's accounting policies

Joint ventures’ summary financial statements for the year ended 31 March 2021 - =
Broadgate MSC Property
REMT tmermedizie  WOSC Parlners Limied
Lid Holdings Lig* Parinershipt
Partners Norges Bank Norges Bank
Euro Bluebell LLP Investment Investment
[GIC} Management Managemeant
Properiy sector CityOffices  Shopping Centres West End
Broadgate Meadowhall Gifices :
Group share ' 50% 50% 25% !
Summarised incame statements [ tn tm '
Revenue* 216 85 12 ,
Costs 1791 149! 4] '
137 36 [ ‘
Administrative expenses - - - . -
- Netinterest payable 61 1291 - ;
Underlying Profit {loss] 76 7 &
Net valyation movement 1721 [421] {571
Capital financing casts - - -
Pratit [losst on dlspogal ofinvestment propernes and investments - -
Lass on prdinary activilies before taxation (94] [414} [51]
Taxation : - ~ -
Loss an ardinary activities after taxation 96} 1414) [51)
Other cormprehensive income - 3 _
Taotal comprehensive expense 194] (411} 151]
British Land share of total comprehensive expense 148) (205) 3]
British Land share of distributions payable 22 1 -

Summarised balance sheets

Investment and trading properties &501 . 779 1463 .
Current assets 13 17 4
Cash and deposits 160 20 5 )
Gross assets 4474 814 172 '
Current liabilities 194] 137) 3
Bank and securitised debt 11,30¢) (5521 -
Loans from joint venture partners i988) 16721 1218) .
Qther non-current lizbilities E 117) (4]
Gross liabilities 12,288} 11,078) 12251
Net assets [liabilities) 2,284 (252) 53]
British Land share of net assets \iabitities) less shareholder \pans 1,463 - -

. USS joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareharm Progerty Parinership.
2. Hercules Unit Trust joint veritures includes 50% of the results of Deepdale Co-Ownership Trust, Fort Kinnaird Limited Partnership and Valentine

Co-Ownership Trust and 41.25% of Birstall Co-Owaership Trust. The balance sheet shows 50% of the assets of these joinl wentures

Included in the cotumn headed ‘Other joint ventures’ are contnbutions fram the foliowing: BLL Goodrman Limied Partnersh\p Bluebution Property Management UK Limited,

City of Landon Office Urii Trust and BL Sainsbury’s Superstores Limited.

Revenue includes gross rental income at 100% share of £262m [2020/21: £284mi. |
. In accardance with the Graup's accaunting policies detailed in Note 1, the Growp recagnises a nil equity invesiment in joint ventures in a e Lability positun at period end

Quning the year ended 31 March 2021 the Group enlered inta a joint arrangernent with Allianz SE, the new jsint venture holds properties which were pravigusly whally owned by

the Group.

%3

o in e
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BL West End The SouthGate Limited jtlsisnst Hercules Unit Trust Cther TJutal Group sII:‘:el
Oilices Limited* Partnership veniures* joint venlures? jmint veniures? wnn 202
Uisversities
Aviva Superanauation
Allianz SE Investors Scheme Group PLC
West End Shopping Shopping Retail
Olfices Centres Centres Parks
25% 50% 50% Various
£m tm Em Em Em Em . Em
[ ([ 12 30 - 3N 182
{1} {10) [10) 114 - 11491 {85l
5 - 2 14 - 202 97
{1 1] - 1) 1) (94) {451
[ 11] 2 15 1l 108 52
|28} [62] 157 [65] - {8601 14£09]
8 - - 17 - 1 il
[14) [63] 155] 1571 1] 1751) (358}
- - - - 3 3 1
[14) 163] 155) 157] 2 1748) {357}
- - - - - 3 1
[14) {63} {551 1571 2 (745) {356}
(3) 132} 127] 129 1 1356)
- - 3 8 4 kL)
520 144 131 236 - 6,474 3,067
[ 3 1 1 1 [£4 22
[ 5 5 12 1 214 104
530 152 137 249 2 6,732 3,192
19] 14l 15) 19l - {161) 178)
[158] - - - - [2,016) (948)
5] - (a1 - (3l 1,727 (805}
11 128] - - - 160} (27)
[193) 132) (34} (9 (3} [3,9464) [1,878}
337 120 101 240 [§H 2,748 1,315
84 40 50 122 - 1,459

The borrowings of joint veniures and their subsidiaries are nen-recourse to the Group. All joint ventures are incarporated in the United Kingdom, with the exception
af Broadgate REIT Limited, the Eden Walk Shapping Centre Unit Trust and the Hercutes Unit Trust joint ventures which are incarporated in Jersey.

These financial statemenis inctude the results and financial position of the Group s iMerest in the Fareham Praperty Partnership, the 8L Goodman Limited Partnership and the

Gibraltar Limited Partnership. Accordingly, advantage has been taken of the exemptions provided by Regulation 7 of the Partnership (Accounis] Requlations 2008 nok ie attach the
partnership accounts to these financial statements.
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11 Joint ventyres continued
Operating cash flows of joint ventures (Group share)

The Briish Land Company PLC 00621920

2022 2021
m £m
Rental income received (ram tenants 153 119
Operaling expenses paid to suppliers and employees 128] (26]
Cash generated from cperations 125 93
Inierest paid 144} 1471
Interest received - -
UK carporation tax received [pad) 2 121
Cash inflow from operating attivities 83 13
Cash inflow from operating activities deployed as:
Surptus cash retained within joint ventures 28 10
Revenue distributions per consolidated siatement of cash ftows 57 34
Revenue distributions spit between contralling and non-controiling interests
Attributable to non-controlling interests - 2
Attributable to shareholders of the Company 57 32
12 Other investrents
2022 221
Fair value Fair value
through Ameortised intangible threugh Amortised Intangibile
profit or loss cost assets Tatal prolit or loss casi . EELTH Total
€m £m m £ £m tm m £
At 1 April [ 2 12 20 m 3 " 125
Additons 14 2 2 18 3 - S 8
Transfers f disposals - - - - [109) 1t - {t1g)
Revaluation -1 - - 8 1 - - 1
Amortisalion - - i5) (sl - - {4) 14]
At 31 March 28 4 9 41 [ 2 12 20

The amount inctuded in the fair value through profit or loss relates to private equityfventure capital investments of £28m (2020/21: £4ml
which are categorised as Level 3 in the fair value hierarchy. The fair values of privaie equity/venture capital investments are determined

by the Qireclors.
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13 Debtors
2022 2021
£m Em
Trade and other debtors 24 38
Prepayments and accrued income 1" i4
Rental deposits & &
ki 56

Trade and other debtars are shown after deducling a pravision for impairment against tenant debtors of £47m (2020/21: £57m). Accrued
income is shown alter deduciing a provision for impairment of E1m [2020/21: £5m]. The provision fer impairment is calculated as an
expected credit loss on trade and other debtars in accordance with IFRS 9 as set out in Note 1.

The credit to the income statement for the year in relation to provisions for impairment of trade debtors and accrued incorne 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 agains! recevable balances related to billed rental income due on 25 March rent quarter day. Rental income is recognised on

a straight-line basis over the lease term in accordance with IFRS 14. The majority of renlalincome relating to 25 March rent quarter

day has, therefore, not yet been recognised 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 required
to provide for expected credit losses at the balance sheet date in accordance with IFRS 9. This creates a mismatch in the peried between
the recognition of rental income and the impairment of the associated rent receivable.

The decrease in provisions for impairment of trade debtors and accrued income of £15m [2020/21: £48m increasel is equal ta the
release to the income staterment of E7m (2020/21: £52m charge), less write-cffs of trade debtors of £8m [2020/21: £4m).

_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 ecanomy emerges from the impact of the Covid-19 pandemic, the amended model places greater emphasis on
the historical experience colleclion rate, in additien to the ageing profile and tenant risk ratings. This amendment has led to a release in the
tenant debtor provision of £7m.

The Directors consider that the carrying amount of trade and other debtors is approximate to their fairvalue. Further details about the
Group’s credit nisk management practices are disclosed in Note 17

The tables below summarise the ageing profile for tenant 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 Nate 1. The majority of outstanding tenant debtors
relate to tenants in the Retail & Fulfilment sector.

Provisions for impairment of tenant debtors

31 Mareh 2022

Pergentage
Tenant debtors Provision Net tenant debror provided®
<%0 0~ 183 - » S <f0 0 - 181~ > 345 <%0 - 183 - » 345

. days 182days 3JaSdays days Total days 192days 355 days days Tatal days 182 days J&5days days Telal Total

Credit risk €m £m Em Em  fm im £m €m £m £m Em €m £m {m £m

cva/

Administration 2 2 5 17 2% 12 12) 15) 07 (24) - - - - - 100%
High 3 1 1 2 ? 21 m m 121 (6 1 - - - 1 85%
Medium 1 - 1 3 5 - - 1 131 (4) 1 - - - 1 80%
Low S 2 3 5 15 12 L (3) I5) 111) 3 1 - - 4 T3%
Total Group 1 5 10 27 563 {6} 4 1101 {271 147 5 1 - - b B8%
Joint ventures 7 2 2 & 17 [k} 21 [2) 6] 113] 4 - - - 4 76%
Total 18 7 12 33 70 9] 16)  112) (331 (501 9 1 - - 10 B&%

1. The percentage provided is calculated using the unrounded tenant debtar and provision balance.
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13 Debtors continued

31 March 2021 Perceniage
Tunani deblors Provision Ne1 tenant debtar provided
50 90 - V81~ 385 <%0 - 183 - » 285 « 90 90 - 183 - » 345

. days 182days Jiddays days Towal days 182days 345 days days Totat days 182 days 345 days days  Tolal Totat

Credit risk tm tm Em_ Em Em tm tm im Em £m £m £m &m Em Em

Cva/

Administratian & 7 14 &8 1 (8} 7 14l &) 133 - - - - - 100%
High 8 [3 4 117 (4} 14] (4} - n3 4 - - - 4 75%
Medium 4 2 2 - 8 4} (4 (2} - 18} 3 i - - 4 L7%
Low 15 & 4 1 24 (1 il 14) m 7) 14 3 - - 17 28%
Total Group 33 17 26 8 82 1y (13} (24) B B 4 = - 25 69%
Joint ventures 12 3 75 7 12) (1) {7t [SIEE L F - -~ 12 56%
Total 45 20 31 13 W9 el 08 3% H31 1Y 3 [ - - W 66%

1. The percentage provided 1s calculated using the unrounded tenani debtor and provision batance

Provisions for impairment of accrued income

Accrued income relates to concessions ofiered 1o tenams in the form of the deferrat of rental paymenis. Rental income relating to the
year ended 31 March 2022, which has not yet been invoiced. is recognised on an accruals basis in accordance with the underlying lease.
The gross accrued income as at 3% March 2022 was £2m 12020/21: £9m) with a provision of £1m [2020/21: £5m) leaving a net accrued
incorme batance of £1m (2020/21: £4m]. The percentage of gross accrued income provided for is 57% (2020/21: 40%).

The table belaw summarises the movement in provisioning for impairment of tenant deblors and accrued income during the year ended
31 March 2022.

Prapartienatty
. G lidated
Movernent in provisions for impairment of tenant debtors and accrued income "'cuf: Fomzeli acem
Pravisions for impairment of tenant deblors and accrued income as at 31 March 2021! 62 78
Increase in provisions for impairment of tenant deblors and accrued income due to acquisition on T April 2021' - - 5
Provisions for impairment of tenant debtors and accrued income as at 1 April 2021" 62 83
Write-offs of tenant debtors i8] 9
Movement in provisians for impairment of tenant debtors 18) 121
Movement in provisions for impairment of accrued income 1 (1
Tolal provision movermnent recognised inincome slatement {7) 113)
Provisions for impairment of tenant debtors and accrued intome as at 31 March 2022 47 61

1. The provisions for impairment of lenant debtors and accrved income as at 1 April 2021 on a prowﬂnonalely consalidated basis is E5m higher than the proportionately
cansalidated provision recognised as al 31 March 2021 This is as a resull of the acquisition of the remaining 21.9% units of Hercules Unit Trust an 1 Aprit 2071
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13 Debtors continued

The impact of Covid-19 has given rise to an increase in trade debtors due from tenants as a result of delays in receiving payment,
hawever this has decreased for the year ended 31 March 2022, as the U ecencmy emerges from the pandermic. Provisioning for
impairment of trade debtors is considered to be a key source of estimation uncertainty ai the balance sheet date and, as a result, we
include sensitivity tables, below, tc illustrate the impact of changes in assumptions on provisions for impairment of trade debtors and
accrued income recognised at the balance sheet date.

The key assumptions within the expecled credit loss modelinclude the loss rates assurned for each credit risk rating, ageing
combinatian, historic experience coilection rates and a tenant’s assigned credit risk ratings. The sensitivity table, below, illustrates

the impact on provisions as a result of firstly, changing the absolute loss rate percentages for each ageing and credit risk category and
secondly, the impact of changing the percentage share of high and low risk debtors for Retail & Fuifilment tenants only, i.e. assuming
10% of debtors move from medium te 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 reasonable possible change in loss rates.

Impact an provisions Impact on provisions
10% Inerease in % 10% Decroase in %
Provisionat 10% Increase in 10% Gecreasein share of high risk share af high risk
31 March 2022 lossrates! Loss rates® tenant debtars? tenant dektors 1
Em £m Em &m £m
Provisiens for impairment of tenant debtors 46 1 [1} 2 (2]
Provisions for impairment of accrued income : 1 - - . - -
Group total provision for impairment of tenant debtors
and accrued income a7 1 (11 2 (2]
— et e e = . . . - . . Impacl on prowsigns Impact o provisions
10% Increase in % 10% Decrease in %
Provisian at 0% Increasein W% Decrease in share of high risk share of high risk
31 March 2021 loss raies' loss rates' tenanl deblars? tenant debtors *
Em im Em £m Em
Provisions lor impairment of tenant debtors 57 1 4] S {5)
Provisions for impairment of accrued income S - 11 1 m
Group total provision for impairment of tenant debtors
and accrued income 42 1 (7] b {4)

1. This sensilivity analysis has been perforrmed an high and low risk 1enanis and tenanis in CVA or Administration only as the significant estimalien uncertainty is wholly related to
these.

2. This sensilivity analysis has been performed on Retail & Fullilment tenanis only. A movernent in the share of Campuses tenand debtors within each credit risk ratng has not
been ¢onsidered as management believes there is less uncertainty associaled 10 the assumplion an Campuses tenants’ eredit risk ratings.

14 Creditors

2022 202}
£m £m

Trade craditors 74 55
Accruals 70 48
Deferred income &5 Y]
Other tzxaticn and social security 25 25
Lease liabilities ) 5
Renlal deposits due to tenants & 4
245 219

Trade creditors are intergst-free and have settlement dates within one year. The Directors censider that the carrying amount of trade
and other creditors is approximate to their fair value.

15 Other non-current liabilities

2022 on

€m Em

Lease liabilities 125 128
Delerredincome 27 -
152 128
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16 Deferred tax
The moverment on deferred tax is as shown betow:

Deferred tax assets year ended 31 March 2022

The British Land Company PLC 00421920

1Aprit

Debited to

Credited

1 Mareh

2021 incame o equity 2022
£m tm £m £m
Temporary differances - - - Z
Deferred tax liahilities year ended 31 March 2022
tm £m £m &m
Property and invesiment revatuations - - - Z
Net deferred tax liabilities - - - -
Deferred tax assets year ended 31 March 2021
1 april Dehited 1o Credited 31 March
2020 incoma lo aquity 2021
{m fm (4] im
Ternporary differences 5 15) - -
T B 5 — T@F - =
Ceferred tax liabilities year ended 31 March 2021
£m €m £m im
Properiy and invesiment revaluations 16 - [ - _
161 - & -
Net deferred tax assets {liabilities) 1] {5) 4 ~

The lollowing corporation lax rates have been substantively enacted; 19% effective from 1 April 2017 and 25% effective 1 April 2023.
The deferred tax assets and liabilities have been caleulated at the tax rate effective in the period that the tax is expected to crystallise,

The Group has recogrised & deferred tax asset calculated at 19% 12020/21: 19%) of £nil (2020/21: Enil) in respect of capital losses from
previous years available for offset against future capital profit. Further unrecognised deferced tax assets in respect of capital losses of

£137m [2020/21: E137m) exist at 31 March 2022.

The Group has recogmsed deferred tax assels on derivative revaluations to the extent thal future malching taxable prefits are expected
to arise of £nil (2020/21: E£nil). At 31 March 2022 the Group had an unrecognised deferred tax asset calculated at 19% (2020/21: 19%] of

£47m (2020/21: £45m] 5 respect of UK revenue tax losses from previous years,

Under the REIT regime development properties which are sold within three years of carmpletion do not benefit from tax exemption. At
31 March 2022 the value of such properties is £1,429m (2020/21: €801m) and # these properties were to be sold and no tax exermption

was available the tax arising would be £21m [2020/21: £0.3m).
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17 Netdebt
011 2021
Fooinote Em £m
Secured on the assets of the Graup
9.264% First Mertgage Oebenture Bonds 2035 347 361
5.0055% First Mortgage Amortising Debentures 2035 88 89
5.357% First Mortgage Debenture Bonds 2028 227 241
Bank loans 1 347 358
1.009 1,049
Unsecured
4.635% Senior US Dotlar Notes 2021 2 - 157
4.766% Senior US Dollar Notes 2023 2 101 102
5.003% Senior US Dollar Notes 20246 2 Y] &7
3.81% Senior Notes 2026 102 m
3.97% Senior Notes 2026 103 112
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Oollar Noles 2025 2 77 77
2.67% Senior Notes 2025 37 37
2.75% Senior Notes 2026 7 37
Floating Rate Senior Noles 2028 80 80
Floating Rate Senior Notes 2034 102 102
Facilities and overdrafts 804 181
1,607 1,361
Gross debt 3 2,616 2,410
Interest rate and currency derivalive biabilities %5 128
Interest rate and currency derivalive assels 197} (1351
Cash and shori term deposits 45 74} (154)
Total net debt 2,541 2,249
Net debt attributable to non-controlling interests 1 (701
Net debt attributable to shareholders of the Company 2,542 2,179
Total net debt 2,541 2,249
Amounts payable under leases {Notes 14 and 15) 131 133
Total net debt lincluding lease liabilities| 2,672 2.382
Nel debt aitributable Lo non-controlling interests including lease liabilities) 4 i {751
Net debt attributable ta shareholders of the Company {including lease liabilities] 2,673 2.307
1. These are non-recourse barrowings with no recourse for repayment to other companies o assets in the Group.
2022 200
£m £€m
Hercules Unit Trust 347 358
L7 358

[y ]

non-recourse companies of E985m,

. Principal and interest on these barrowings were fully hedged into Sterling at a foading rate at the time of issue.
. The principal amouri af gross debt at 31 March 2022 was £2,562m (2020721 £2.291m} included in this is the principal amount of secured borrowings and other barrawings of

4. Included in cash and short tlerm depasits is the cash and short term deposits of Hercules Unil Trusl, of which £1m is the proporlion nol beneficially owned by the Grougp.

5. €ash and deposits nat subject to a security mterest amaount to E64m [2020/21: £145ml.
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17 Net debt continued
Maturity analysis of net debt

022 200

€m £m

Repayable: within one year and on demand 189 161

Between: one and two years 279 169

two and five years 854 846

five and ten years 65% 738

ten and fifteenyears 485 496

fifteen and twenty years 150 -

2,427 2,249

Gross debt 2,616 2,410

Interest rate and currency derivalives {1l 7!

Cash and shari tarm deposits (74} 1154}

Net debt A 2.249
Fair value and book value of net debt

012 2021

Fair value Book value Tillerance Fair value Book value Titterence

£m £m £m Em £m Em

Debentures and unsecured bonds 1,745 1,665 80 1,978 1.871 107

Bank debt and olher floating rate debt 955 951 4 546 539 7

Grass debt 2,700 2,616 84 2.924 2410 114

Interestrate and currency derivative liabilities - —_- b L3 - 128 128 -

interest rate and currency derivative assets 1971 197) - [13%) {1351 -

Cash and shori term deposits 74} \74) - 1154) 154] -

Netdebt 2,625 2541 B4 2,363 2,249 14

Net debt attributable to non-contralling interests 1 1 - 170 {70! -

Net debt attributable to sharehelders of the Company 2,624 2,542 84 2.293 2179 1ML

The fair values of debentures and unsecured bonds have been established by obtaining quated market prices from brokers.

The bank debt and other flozting rate debl has been valued assurming it could be renegotiated at contracted margins. The derivatives
have been valued by calculaling the present value of expected future cash flows, using apprapriate market discount rates, by an
independent treasury adviser.

Short term debtors and creditors 2nd other investmants have been excluded from the disclosures on the basis that the fair value is
equivalent to the book value. The fair value hierarchy level of debt held at amartised cost is Level 2 [as defined in Note 101
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17 Net debt continued
Loan to Value [LTV)

LTV is the ratio of principal vaiue of gross debt less cash, short term deposits and liquid investments Lo the 2ggregate value of properties
and investments, excluding non-controlling interests.

Group LTV
022 2021

Em Em
Group LTV 26.2% 25.1%
Principal amount of gross debt 2,562 2,291
Less debt attributable to non-contralling interests - 1791
Less cash and short term deposits [balance sheetl {74) (154}
Plus cash attributable to non-controlling interests 1 8
Total net debt for LTV calculation 2,489 2,066
Group property portfelia valuation [Noke 1G] 6,344 6,247
tnvestments in joint ventures [Note 11} 2,511 2.120
Other investments and property, plant and equipment (balance sheet|' 1) 26
Less property and investments attribulable to non-controlling interesis [15) 163
Total assets for LTV calculation 9,484 8,230

1. The £22m difference between aiber investiments and plant, property and equipment per the balance sheet totalling £48m, relates 1o a righl-of-use asset recegnised under a
lease which is classified as property, plant and equipment which is not included within Total assets lor the purposes of the LTV calcudation,

Proportionally consolidated LTV

2022 2021

£ £m

Proportionally consolidated LTV 32.9% 32.0%
Principal amount of gross debt 3,648 3,262
Less debl attributable tc non-controtling interests - 1791
Less cash and shorl term deposiis 11%91] [258]
Plus cash altributable to non-controlling interests 1 10
Totat net debt for proportional LTV calculation . 3,458 2935
Group property partfolio valuation [Note 10) 6,944 6,247
Share of property of joint ventures [Note 10] 3,538 3,048
Qther investments and property. plant and equipment |balance sheet)! &b 26
Less properly atlributable to non-controlbing interests [15) [143]
Total assets for propertional LTY calculation 10,513 2.158

1. The £22m difference between ather investrnents and plant. property and equipment per the batance sheet tatalling £68m. relates to a right-ol-use asset recognised under a
lease which is ctassified 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 Covenants
The two financial-covenants applicable to the Group unsecured debt are shawn below:

The British Land Company PLC 00521920

ZI:ZZ 2021
m Em
Net Borrowings not to exceed 175% of Adjusted Capital and Reserves 6% 33%
Principal amount of gross debl 2,582 2.2
Less the relevant proportion of borrowings of the partly owned subsidiary/non-controlling interests - 79
Less cash and deposiis Thalance sheat) 174) 1154)
Plus the relevant proportion of cash and depasits of the partly owned subsidiary/non-controlling interests 1 8
Net Borrowings 2,489 2.066
Share capiial and reserves balance sheet] 6,733 5983
Trading property surptuses [EPRA Table A) 8 9
Exceptional refinancing charges [see below] 174 188
Fair value adjustments of financial instruments [EPRA Table A) 46 115
Less reserves atlributable to non-controlling interests [balance sheell 115) 1591
Adjusted Capital and Reserves 6,946 6,236

In calculating Adjusted Capital and Reserves for the purpose of the unsecured deblt financial covenants, there is an adjustment of £174m
(2020/21: £188m! to reflect the cumulative net armortised exceptional items relating to the refinancing's in the years ended 31 March

2005, 2005 and 2007,

o

M

Em £m
Net Unsecured Barrowings not to exceed 70% of Unencumbered Assets 0% 5%
Principal armount of gross debt 2,562 229
Less cash and deposits not subject to a security interest [64) [139]
Less principal amount of secured and nan-recourse borrawings (985) 9981
Net Unsecured Borrowings 1,513 1,154
Group progerty portfolio valuation [Note 10] 4,944 6,247
Investments in joint ventures and funds [Note 11] 2,511 2120
Other investments and property, plani and equipmaent {balance gheet]! 119 26
Less invastments in joint veniures 12,511} [2,120]
Less encumbered assets (Note 10 11,915} 11,5921
Unencumbered Assets 5,075 4,681

1. The £22Zm dilference between other invesiments and ptant, property and equipment per the baiance sheel totalling £48m, relates to a right-oi-use asset recognised under 2

tease which is classified as property, plant and equipment which is not included within Total assets for the purpases of the LTV calculation
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17 Net debt continued

The British Land Company PLC 004621920

Reconciliation of movement in Group net debt for the year ended 31 March 2022

Arrangem ent
Foreign costs
201 Cash flows Transtarsa exchange Fair value  amorlisation 2022
tm £m Lm £m £m £m £m
Short term borrawings 161 11591 189 - i4l 2 189
Long term barrowings 2,249 429 (189 17 176} (3] 2,427
Derivatives’ {7) 7 - (17) 14 - (1
Total liabilities fram financing activities® 2,403 277 - - [44) 1 2,615
Cash and cash equivalents {154) a0 - - - - [74)
Net deht 2,249 357 - - [64) 1 2,541
Reconciliation of moverment in Group net debt for the year ended 31 March 2021
Arrangement
Foraign £osis
2020 Cash Hows Transters! exchange Fair value amartisation 202y
£m £m Em £m Em Em £m
Short term borrewings 637 (6371 161 - (2] 2 161
Long term borrowings 2.865 [367) [ts1] [44} 146} 2 2,249
Derivatives? 162] 14 - 44 (3] - (7
Total liabilities from financing activities® 3,440 (7508 - - 51} 4 2403
Cash and cash equivalenis 1193 39 - - - - {154l
Net debt 3.247 [951) - - {51} 4 2,269
1. Cash flows on derivatives include £15m of net receipls on derivalive interest,
2. Cash flows on derivatives include £24m of net receipts on dervative interest.
3. Transfers comprises debt maturing from lang term to shari lerm borrowings.
4

. Cash flows of £277m shown above represents net cash flows on capitat payments in respect of inlerest rate derivatives of E8m, decrease in hank and olher bormwings gf
£213m and drawdawns on bank and ather borrowings of £483m shown in the consolidated statement of cash flaws. 2long with £15m of net receipts on derivative interest.

. Cash Nlows of £990m shown above represents net cash fows on capital paymenis in respect of inlerest rate derivatives of £10m. decrease in bank and other borrowangs of
£1,218m and drawdowns on bank and other barrawings of £214m shown in the consolidated stalement of cash flows, along with £24m of net receipts on derivative inlerest.

Fair value hierarchy

The table below provides an analysis of financial instruments carried at fair value, by the valuation method. The fair value hierarchy
levels are defined in Note 10.

w

2022 2021
Level } Level 2 Level D Total Level t Lavel 2 Level 3 Totat
£m £m £m £m Em €m Em Em
Interest rate and currency derivative assels - 197) - (97 - [135) - 11351

Other investments - fair valve through profit

or loss INote 12] - - (28] (28 - - 18] 6l
Assets - 197 128) {125) - {139) ) 41
Interest rate and currency derivative liabilities - 26 - 96 - 128 - 128
Liabilities - EL] - 25 - 128 - 128
Totat - 1] (28] 12%) - 7] 16} (13|
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17 Net debt continued
Categories of financial instruments

2022 202
(4] Em
Financial assets
Amartised cost
Cash and shori term deposits T4 154
Trade and ather debtors (Note 13] 28 67
Dther investments [Note 12] A 2
Fair value through profit of loss
Derivatives in designated fair value hedge accounting relationships'? 59 126
Derivatives not in designaied hedge accounting relationships 38 9
Other invesimenis [Note 12 28 5
231 337
Financial Liabilities
Amortised cost
Creditors [Note 14] 1151 (1411
Gross debt . To2,418) 2,610
Lease liabilities [Notes 14 and 15 (131 {1331
Fair value through profitorloss
Derivaiives not in designated accounting relationships (98] [128]
3,000} 12.812)
Total 12,7491 (24731

1. Qerivative assels and liabilities in designated hedge accounting relationships sit within the derivative assets and derivalive liabilities balances of the consolidated balance sheat,
2. The fair value of defivalive assets in designated hedge atcouniing redationships represenis the accumulated ameunt of fair value hedge adjustments on hedged ftems.

Gains and losses on financial instruments, as classed above. are disclosed in Note é [net financing costs), Note 13 (debtors),

the consolidated income statement and the consolidated statement of comprehensive income. The Directors consider that the

carrying amounts of other investments are approximate to their fair value, and that the carrying armounts are recoverable.

Capital risk management

The capital structure of ihe Group consists of net debt and equity attributable to the equity holders of The British Land Company PLC,
cornprising issued capital, reserves and retained earnings. Risks relating to capital structure are addressed within Managing risk in
delivering our strategy on pages 84-6. The Group's objectives, policies and processes for managing debt are set qut in the Financial
policies and principles on pages 81-83.

Intergst rate risk management
The Group has transitioned its existing LIBOR based dabi and derivalives to SONIA. The transition and the associated costs have not had
a rmaterial impact ugon the Group.

The Group uses interest rate swaps and caps to hadge exposure fo the variability in cash flows on floating rate deht, such as revalving
bank facilities, caused by movernents in market rates of interest. The Group’s objectives and processes for managing interest rate risk
are set out in the Financial poticies and principles on pages 81-83.

ALY March 2022, the fair value of these derivatives is a net Uiability of £45m [2020/21: £124m). Interest rate swaps with a fair vatue of Enil
have been designated as cash flow hedges under IFRS 9.

The ineffectiveness recognised in the incorne siatement on cash flow hedges in the year ended 31 March 2022 was £ni (2020/21: Enill.
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17 Net debt continued

The cash flows cccur and are charged to prafit and loss until the maturity of the hedged debt. The table below summarises variable rate
debt hedged at 31 March. ’

Variable rate debt hedged

022 2021

£m Em

Cutstanding:  al one year 800 B75
at two years 550 1.030

at five years &00 250

at ten years 250 220

Fair value hedged debt
The Group uses interest rate swaps 1o hedge exposure con fixed rate financial liabilities caused by moverments in market rates of interest.

At 31 March 2022, the fair value of these derivatives is a net asset of £38m [2020/21: £132m]. Interest rate swaps with a fair value asset of
£59m have been designated as fair value hedges under IFRS % (2020/21: asset of £126m.

The cross currency swaps of the 2023/2025/2026 US Private Placements fully hedge the foreign exchange exposure at an average
floating rate of 159 basis paints above SONIA. These have been designated as fair value hedges of the US Private Placements.

Interest rate profile - including effect of derivatives

2022 2021
Em £in

Fixed or capped rate 2,541 2,249
2,541 2,349

All the debt is effectively Sterling denaminated except fer £15m of USD 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 is 4.2% [2020/21: 4.2%). The weighted average pericd
for which the rate is fixed is 8.3 years [2020/21: 9.2 years).

Proportionally consolidated net debt at fixed or capped rates of interest

032 202t
Spot basis 100% 100%
Average over next five-year forecasi period 79% 8%
Sensitivity table - market rate movernents
022 2021
increase Decrease Increase Decroass
Movemanl in interast rates (bps)? &7 (67} 78 {78)
Impact on underlying annual profit iEm| (4} 9 (9] 10
Movement in medium and lang term swag rates (bpsk 139 (139} 141 1141)
Impact on cash flow hedge and non-hedge accounted derivative
valuations 1€m] 75 (72) 74 {60)

1. The mavement used for sensitivity analysis represents the largest annual change in SONIA over the last 10 years. The 2020/21 cornparative used the largest annual change in
the three-month Sterling LIBOR over the last 10 years,
2. This movement used for sensitivity analysis represents the largest annual change in the seven-year Sterting swap rate over the lasi 10 years.
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17 Net debt continued

Foreigh currency risk management

The Group's palicy is to have no material unhedged net assets or {iabilities denominaled in foreign currencies. The currency risk

an averseas investments may be hedged via foreign currency denarminated barrowings and derivatives. The Group has adapted net
investment hedging in accordance with IFRS 9 and therefore the portion of the gain or logs on any hedging instrument that is determined
to be an effective 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 tabie below shows the carrying amounts of the Group's foreign currency denominated assels and Liabitities. Provided contingent tax
on overseas invesirnents is not expected to occur it wall be ignored for hedging purposes. Based on the 31 March 2022 position a 27%
appreciation {targest annuat change over the last 10 years) in the USD relative o Sterling woutd result in a £nil change {2020/21: Tril)

in reported profits.

Asseis Liabilities
2022 2021 2027 202)
£m im £m £m
USD denominated 20 g 20 ]

Credit risk management

The Group's approach to credit risk management of counterparties is referred ta 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 carrying amount of financial assets
recorded in the financial statements represents the Group’s maximum exposure to credit risk without taking account of the value
of any collateral abtained.

Banks and financial institutions:
Cash and short term depesits at 31 March 2022 amounted to £74m [2020/21: £154m). Cash and short term deposits were placed with
financial institutions with BBB+ or better credit ratings.

At 31 March 2022, the fair value of all interest rate derivative assels was £97m [2020/21: £135m).

At 31 March 2022, prior to taking into account any offset arrangements, the largest combined credit exposure 10 a single counterparty
arising from money market depasits, liquid investments and derivatives was £43m (2020/21: £47m). This represenis 0.4% (2020/21: 0.8%i
of gross assets

The deposit expasures are with UK banks and UK branches of intecnational banks.

Trade debtors:

Trade debtors are presented net of provisions for impairment for expected credit losses. Expected credit losses are calculated on initial
recognition of trade debtors and subsequently in accordance with IFRS 9. faking into account historic and ferward-looking informatron.
See Note 13 tor further details and credit risk related disclosures.

Lease incentives:

Lease incentives are included within the investment property batance and prowvisions for impairment for expecled credit losses for lease
incentives are recagnised within trade debtars. Expected credit lesses ace calculated on initial recognition of tenant incentives and
subsequently in accordance with 1FRS 9. taking into account historic and torward-looking information. See Note 10 far further details
and credit risk related disclosures.

Liguidity risk management
The Group's approach to liguidity risk managernent is discussed 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 following table presents & maturity profile of the contracted undiscounted cash flows of inancial labilities based on the earliest date
on which the Group can be required to pay. The table includes both interest and principal flows. Where the interest payable is not fixed,
the amount disclosed has been determined by reference to the projected interest rates implied by yield curves gt the reporting date.

For derivative financial instruments that settle on a net basis (e.g. interest rate swaps! the undiscounted net cash flows are shown and
tor derwatives that require gross setllernent le.g. cross currency swaps) the undiscounted gross cash flows are presented. Where
payment obligations are in foreign currencies, the spot exchange rate ruling at the balance sheet dale is ysed. Trade creditors and
amounts owed to joint ventures, which are repayable within one year, have heen excluded tram the analysis

The Group expects to meet its financial liabilities through the varigus avaitable liquidity sources. including a secure rental income profile,
asset sales, undrawn committed borrowing facilities and, in the longer term, debt refinancing’s.
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17 Net debt continued
Liquidity risk management continued

The British Land Cempany PLC 00621920

The future aggregate minimum rentals receivable under non-cancellable operating leases are shown in the table on the following page.
Income from joint ventures is not included on the following page. Additional liguidity will arise from letting space in properties under

canstruction as well as from distributions received from joint ventures.

2022
Within Following Threeto Qver live
one year year five years yoars Total
£m £m £m £m m
Debt! 17 282 830 1,288 2,51
Interest on debt B9 87 198 227 598
Derivative payments 1" 102 167 77 357
I_ease liability payments 9 10 29 325 373
Total payments 300 481 1,21 1,917 3,919
Derivative receipts {29) [136] {165] 15) {335)
Net payment 271 345 1,054 1,912 3,584
Operaling leases with tenants 282 239 490 £70° 1,481
Liguidity surplus {deficit} #1 [108) 1548) 11,642) 12,1031
Cumulative liquidity surplus [deficit] 1l 195) 16611 12,103
2021
Within Follownng Three to Qver five
one year year fwe years years Total
Em Em im Em £m
Debt! 161 i 785 1,213 2,330
Interest on debt 76 73 189 270 408
Derivative payments 148 15 19¢ 145 507
Head lease payments 8 9 29 329 © 375
Total payments 393 268 1,202 1,957 3820
Derivative receipts [191) {25] [221) {741 {511}
Net payment 202 243 981 1,883 3,309
Operating leases with tenants 290 241 505 555 1.591
Liguidity surplus {deficit| 88 121 14676 11,328 11,718)
Cumulative tiquidity surplus {deficit] 48 85 (3901 [1.718]

1. Gross debt of £2.616m (2020/21: £2.410m| represents the total of £2.52 1m12020/21: £2.330m, less unamorlised issue costs of £9m [2020/21: £10enl, plus fair value

adjustments to debt of £34m (2020/21: £90m).

Any short term liquidity gap between the net payments required and the renials recewable can be met through other liquidity sources
available to the Group, such as committed undrawn borrowing facilities. The Group currently holds cash and short term deposits of
E£74m of which E64m is not subject fo a security interest [see footnate 5 to nel debt takle on page 203). Further Uquidity can be achieved

through sates of property assets or investments and financing activity.

The Group's praperty portfolio is valued externally at £6,%44m and the share of joint ventures’ property is valued at £3,538m.
The committed undrawn borrowing facilities available to the Group are a further source of liquidity. The maturity prafile of committed

undrawn borrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

2022 2

£m Em

Maturity date: over five years 70 347

between four and five years am 1,049

between three and lour years 404 294

Total facilities available for more than three years 877 1,690

Between two and three years 360 -

Between ane and twg years S0 -

Within one year - -

Total 1,287 1,690
The undrawn facilities are comprised of British Land undrawn facilities of £1,287m.
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18 Leasing

Operating leases with tenants

The Group leases aut all of its investment properties under operating leases with a weighted average lease lengih of six years
12020/21: five yearsl. The future aggregate minimum rentals receivable under nen-cancellable operating leases are as jollows:

022 2071

im im
Less than one year 282 290
Between ane and twao years 239 241
Between three and five yeacs 430 505
Between six and ten years 49 392
Between eleven and fifteen years 7 10
Between sixteen and twenly years 30 3
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 period. The lease payrnents mainly relate
to head leases where the Group does not own the frechold of a property.

2022 m

* Minimum Minimum

lease lease
paymants tnteresi Principal payments interest Pringipal
Em m £m Em £m £m

British Land Group

Less than one year : 9 3 [3 8 3 5
Between one and two years 10 3 7 g 3 &
Beatween two and five years 29 B 21 29 9 iy
More than five years 325 228 57 329 227 102
Total 373 242 131 375 242 133

Less future finance charges (242) 1242|

Present value of lease obligations 131 133
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19 Dividends

The Final dividend payment for the six-month pericd ended 31 March 2022 will be 11.60p. Payment will be made on 29 July 2022 to
shareholders on the register at close of business on 24 June 2022. The Final dividend will be a Property Incore Distribution and no
SCRIP alternative will be offered

PIC dividends are paid, as required by REIT legislation, after deduction of withhelding tax at the basic rate lcurrently 20%]. where appropriate.
Certain classes of sharehalders may be able to elect to receive dividends gross. Please refer to our website britishland.com/dividends
for details.

Pence per 2022 2021
Paymenl date Dividend share im £m
Current year dividends
29.07.2022 2022 Final : 11.40
07.01.2022 2022 Interim 10.32 95
21.92
Prior year dividends
06.08.2021 2021 Final 6.64 62
19.02.2021 2021 Interimn 8.40 78
15.04
Dividends in consolidated staternent of changes in equity 157 78
Dividends setiled in shares - -
Dividends setiled in cash 157 78
Timing ditference relating te payment of withhalding tax 2) (2|
Dividends in.cash flow statement 155 {76)
20 Share capital and reserves
. 2022 2021
Number 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 937981992

0f the issued 25p erdinary shares, 7,376 shares were held in the ESOP trust (20204/21: 7,374), 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 issued 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 foreign currency hedging instruments, as well as all foreign exchange differences arising from the translation of the financial
statemnents of foreign operations. The fereign exchange differences also include the translation of the liahilities that hedge the
Company’s net invastment in a foreign subsidiary. £12m has been reclassified from the hedging and translation reserve to the
income statement in the year ended 31 March 2022, relating to cumuiative foreign exchange gains on disposal of the net investment
in a foreign subsidiary.

Revaluation reserve

The revaluation reserve relates to owner-occupied properties and investments in joint ventures, £30m was transferred fram the
revaluation reserve o retained earnings in the year ended 31 March 2021, relating to the disposal of owner-occupied properties.
There were ne transfers for the year ended 31 March 2022.

Merger reserve
This comprises the premiurn on the share placing in March 2013, No share premium is recorded in the Company’s financial statements,
through the oparation of the merger reliaf provisions of the Companies Act 2004.
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Notes to the Accounts continued

20 Share capital and reserves continued

At 31 March 2022, options over 1,450,784 ordinary shares were outstanding under employee share oplion plans. The opticns had a
weighted average life of 2.7 years. Details of outstanding share options and shares awarded to employees including Executive Directors
are sel out below and on the {ollowing page:

Exercise dates

At 31 March . vesled hui Exercised/ At3Y March Exercise
Date of grant 20N Granted oot exercised Vested Lapsed 2022  price [pence] From To
Share options Sharesave Scheme
2005614 ' 5.230 - - - {5,2301 - 408.00 010921 0n03.22
2105107 13.049 - - - {2,362 10,687 508.00 01ge2y 010323
29.04.18 23,426 - - - 123,426} - 549.00 01.09.21 01.03.22
790618 23,00% - - - 1,639 21,362 54990 010323 M.03.2
18.04.19 120,621 - - 11,1720 (18,187) 101,262 435.00 01.09.22 010323
180619 15,580 - - 13,703} 17,239 9.238 43500 0in%2: ™MOIB
07.07.20 459,065 - - 12,559)  [58,291] 408,215 336.00 01.09.23 0i1.03.24
07.07 20 350,147 - - 1.,789) 1261040 324,254 334,00 01.09.25 01.03.26
06.07.21 - 114,643 - - 10.211 104,432 414,00 61.09.24  01.03.25
06.07.21 - 93,964 - - 17,1000 86,864 414.00 01.07.26 1.03.27
1.024.119 208.607 - 18,619 1152.791) 1,066,316 ’
Long Term Incentive Plan - options vested, not exercised
2804611 791,304 - - - [791,304) ~ 575.00 28.06.14  28.06.21
19.12.11 47,509 - - - 147,509 - 451.00 191214 19.12.21
1409.12 785,719 - - - |743494) 42,225 538.00 14.09.15 14.09.22
20122 33.095 - - - - 13,095 543.00 20012753 201222
05.08.13 108,588 - - - - 148,588 £01.00 05.08.14 050823
0512.13 116,618 - - - - 116,618 600.00 05.12.16 05.12.23
1.882833 - - - 115823070 300524
Long Term Incentive Plan - ynvested options
260618 83942 - - - - 83,942 682.20 250621 250628
83.942 - - - - 83,942
Yotal 2,990,894 208,607 - 18,6191 11,740,098} 1,450,784
Weighted average exercise
price of aptions [pencel 495 414 - 385 540 430
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20 Share capital and reserves continued

Share price

AL 31 March Exercised/ . At31 March  ai grant date
Date of grant 2027 Granled Vested Lapsed 2022 fpencgl  Vesting date
Performance Shares Long Term Incentive Plan
260618 752.366 - - 17523661 - 68140 250621
21.0719 825,295 355 - - 828,810 535.40 23.07.22
22.06.20 ' 849,790 6,137 - - 853,927 40890 22.06.23
22.06.21 - BBYLLL - - BB8,644 51680 220624
02.08.21 - 238,945 - - 238,945 519.60 02.08.24
01.09.21 - £1,294 - - 41,294 542.06  01.09.24
19.07.21 - 60,944 160,944) - - 48250 09020
19.07.21 ~ 19,612 - - 19,612 48250 13.05.22
19.07.21 - 9,403 - - 9,403 48250  21.05.22
19.07.21 - 44,273 - - 44,273 48250 120523
19.07.21 - 28,209 - - 28,209 48250 1205.24
19.07.21 - 9,403 - _- 9,403 468250 12.05.2%
19.67.21 - 6,057 [4,019) 12,042) - 48250 21.05.22
19.07.21 - 124,948 - - 123,948 48250 03.07.23
19.07.21 ' - 121,787 - - 121,787 48250 02.08.24

2427451 160170 64.959)  1754,408] 3,209,255
Restricted Share Plan
26.06.18 - Lo : 551,813 - (551,813] - = 58140 250821
19.06.19 739,300 - - 134,374} 704,924 53800 19.06.22
22.06.20 B42.062 - - 151,242] 790,820 41240 22.06.23
22.06.21 - 947935 - 156.832] 891,103 91680 22.06.24

2,133,178 947,935 5518131  1142,448] 2,386,849
Total 4560626 2549106  1616772] (896,854 5,594,104
Weighted average price of shares {pencel 531 512 660 650 489

21 Segmentinformation

The Group allocates resources ta invesiment! and asset management according {o the sectors it expects to perform over the medium
term. The Group greviously reported under three operating segments, being Offices, Retail and Canada Water. From 1 April 2021,

the Group changed its reporling, to report under two operating segments, Campuses and Retail & Fulfilment. The Campuses sector
includes the former segments of Offices and Canada Water in addition to residential properties. These changes are in line with our
revised straiegy and how Management now reviews the performance of the business. Due ta the changes in the segments, the
comparative figures have been restated in the betow segmenial disclosures.

The relevant gross rental incame, net rental income, operating result and property assets, being the measures of segment revenue,
segment result and segment assets used by the management of the business, are set out on the following page. Management reviews
the performance of the business principally on a preporticnally 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 decision maker for the
purpese 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 income and
administrative expenses. No customer exceeded 10% of tha Group's revenues in either year.
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Notes to the Accounts continued

21 Segment information continued
Segment result

Campuses Relail & Fulfilmeni Unallocated Talal
Restated Restated Restated Restated
2021 2021 022 2021 w22 021 2022 2021

£m £m £m tm Em £m €m £m
Gross rental income
British Land Group 143 186 193 15 - - 336 341
Share of joint ventures 91 4 56 56 - - 147 142
Total 234 252 249 251 - - 483 503
Met rental income
British Land Group 117 139 - 176 124 - - 293 265
Share of joint ventures 77 &% 52 28 - - 129 97
Total 194 208 228 154 - - 422 362
Operating result
British Land Group 120 134 m 121 ta0) (48] N 207
Share of jaint ventures 73 49 51 28 2} - 122 97
Total 193 203 222 149 (62] (48} 353 304
Reconciliation to Underlying Profit . ZU(Z:' zcg‘:
Operating resull I3 304
Nel financing costs {102) 1103)
Underlying Profit 251 201

Reconciliation to profit [loss] on ordinary activities before taxation

Underlying Profit 281 201
Capital and other 705 1257
Underlying Praofit attributable fo nen-controlling interests 2 3

Total profit loss) on ordinary activities before taxation 958 (1,053}

Reconciliation te Group revenue

Gross rental income per operating segment result , 481 303
Less share of gross rental income of jeint ventures : 1147 42|
Plys share of gross rental income altributable to non-controlling interests 2 1%
Gross rental income [Nate 3] 338 377
Trading property sales praceeds 9 -
Service charge income 62 b4
Managerent and performance fees (from joint ventures) 9 7
Other fees and commissions ’ b)) 20
Surrender premium payable 125] -
Reveaue [consolidated income statement] 410 468

A reconciligtion between net financing costs in the consclidated income statement and ret financing costs of £102m [2020/21: £103m|
in the segmental disclosures above can be found within Table A in the supplementary disclasures. Of the tatal revenues above,
£nit (2020/21: £nil) was derived from oulside the UK.
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21 Segmentinformation continued
Segment assets

Campuses Relail & Fullitment Total
Restated " Restated ‘Restated
2022 2021 2022 200 022 2021
&m Em Em £m Em £m
Praperty assets
British Land Group 4,150 4130 2,768 1988 6,938 6,118
Share of joint ventures 2,826 2,418 712 04 3,538 3.022
Total 6,976 4,548 3,500 2,592 10,476 9,140
Reconciliation to net assets
. 2022 &
British Land Group £m m
Property assels 10,474 9140
Qther non-current assets 49 51
Non-current assets ) 10,545 g.191
Other net current liabilities [318) (203)
Adjusted net debt {3.,458] (2938
Other non-current Lizhitities - -
EPRA NTA [diluted) 6,771 6,050
Non-controlling interests 15 59
EPRA adjusiments : 153) - (124
Net assets 6,733 5983

22 Capital commitments
The aggregate capital commitrments ta purchase, construct or develop investment praoperty. for repairs, mamntenance ar enhancemants,
or far the purchase of investments which are contracted for bul not provided, are set out below:

2022 2021
Em £m

British Lang 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 not been mitigated from that date. As part of this, the Group announced
a transition vehicle, funded at a rate of £40 per tonne of embodied carbon generated through its development pragramme. In relation
to the transition vehicle cornmitrment, as at 31 March 2022, the Group has committed ta spend £15m (31 March 2021: £9m] on carbon
mitigation activities on its slanding portfalio.

23 Related party transactions

Details of transactions with joint ventures are given in Notes 3, 6 and 11. During the year the Group recognised jeint venture
managerment fees of E9m [2020/21: E7m]. Directors are the key management personnel and have the authority and responsibility for
planning, directing and controlling 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 Grauyp of Companies Pension Scheme, and other smaller pansicn
schemes, are given in Note 9.

24 Contingent liabilities

Group and joint ventures

The Group and joint ventures have contingent liabilities in respect of legal claims, guarantees and warranties arising in the ordinary
course of business. I is nat anlicipated that any material liabilities will arise from these contingent liabilities.
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Notes to the Accounts continued

25 Subsidiaries with material non-controlling interests

On 5 July 2021, the Group completed the acquisition of the remaining 21.9% units of Hercules Unit Trust that the Group did not already
own for a consideration of E38m, Whilst the transaction was completed on 5 July 2021, the Group obtained the risks and rewards of
awnership of the 21.9% of Hercules Unit Trust an 1 April 2021 and therefore the change in ownership percentage and resulting non-
controlling interests were reflecied at this date in the financial statements. The book value of the net assets purchased at 1 Aprit 2021
was £40m and consequentty £40m has been transferred frorm non-controlling interests to shareholders equity.

As a result, the remaining non-cantralling interests in Group subsidiaries, relating ta 12 5% of Speke Unit Trust, is na longer material to
the Group and therefore no further disclosure is included with respect to the ongoing non-centrolling interests, with the comparative
information below seiting out the summarised financiat information for the consolidzted results of the Hercules Unit Tryst, The
information below is the amount befare intercernpany eliminations.

Summarised income statement for the year ended 31 March
Hevcules Uil Trust

2022 2024
Em £m
Loss on ordinary activities after taxation - {214}
Attributable to non-controlling interests - (52]
Attributable to the shareholders of the Company - 1162)

Summarised balance sheet as at 31 March
Hergules Unit Trust

072 2021

Em £m
Total assets JR - - - —_—— —— . - . [ A
Total liabilities - {402t
Net assets : - 225
Mon-contrelling interests - (59}
Equity attributable to shareholders of the Company - 166

Surmmmarised cash flows
Harzules Unit Trust

2022 21

£m Em

Net increase in cash and cash equivalents - 10
Cash and cash equivalents at 1 April - 9
Cash and cash equivalents at 31 March - 39

26 Subsequent events

In Aprit 2022, post year end, the Group exchanged contracts an the saie of 3 75% inierest in the majority of the Paddingten Central
campus to GIC, forming 2 new joint venture with an ownership split 75:25 for GIC and British Land, respeclively. Completion is
uncenditional and will accur within three manths of the exchange date. The total consideration of £694m is marginally below the
associated investment property carrying value as at 31 March 2022, but not materially so.

On comgletion. two investment properties on the campus, 3 Kingdom Street and 5 Kingdom Street, will remain outside the joint venture
but will be subject to two ckiferent option agreements.

Firsily, upon completion the joint ventyre will be granted an uncondilienal option to acquire 3 Kingdom Street ai the prevailing market
rate, which expires five years from the completion date.

A secand uncc;nditionaloption 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 amount rnctudes elements
of contingent consideration and so the expected gain or loss on sale is subject to future events.
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27 Audit exemptions taken for subsidiaries

The faollowing subsidiaries are exempt from the requirements of the Companies Act 2006 relating to the audit of individual accounts by
virtue of Section 4794 of that Acl.

Companies House Cempanies House

Name reg number Name reg number
+7-19 Bedferd Street Limited 07398971 BL Whiteley Limnited 11253224
18-20 Craven Hill Gardens Limited 07667839 BL Whiteley Retail Limited 11254281
20 Brock Street Limited 07401497 BLO {A] Limited 00467242
Adamant Investrnent Carporation Limited 00225149 BLD [Ebury Gate) Limited 03853852
B.L. Holdings Limited 00000529 BLD [SJ] trvestments Limited 04484750
Bayeast Property Ca Limited 00635200 BLD 5] Limited 42924321
BF Propca | Mo 1] Limited 05270158 BLSSP [PHC 5| Limited 04104061
BF Propca | No 19 ] Limited 05270113 BLU Property Management Limited 01020347
BF Propca | Ne 3| Limited 05270196 BLU Securities Limited 03323061
BF Propca | No 4 | Limited 05270137 British Land | Joink Ventures| Limited 04682740
BF Propco | No S| Limited 05270219 British Land City Offices Limited 3946049
BF Properties [No 5] Limited 05270039 British Land Department Stores Limited 05312262
BL Aldgate Develepmenti Limited 050705464 British L_and Developments Limited 004964611
BL Bluebutton 2014 Limited 09048771 British Land Fund Management Limited B4450726
BL 8Broadgate Fragment i Limited 09400407 British Land Hercules Limited 02783381
BL Broadgate Fragmemt 2 Limited 09400541 British Land In Town Retail Limited 03325064
BL Breadgate Fragment 3 Limited 09400411 British Land Industrial Limited 00643370
BL Broadgate Fragment 4 Limited - 09400409 British Land Investment Management Limited 04088540 -
BL Bresdgate Fragment § Limited 09400413 British Land Offices (Nen-Cityl Limited 02740378
BL Broadgate Fragment & Limited 09400414 British Land Offices Limited 027251546
BL Chess Limited 08548399 British Land Property Advisers Limited 02793828
BL City Dffices Holding Company Limited 04002147 British Land Superstores [Non Securitised) 06514283
BL Oepartment Stores Holding Company Limited Q5002135 Number 2 Limited

BL £den Walk Limited 10420935 Broadgate [PHC 8} Lirmnited 03707220
BL European Holdings Limited 03044033 Broadgate City Limiled 01765078
81 Eustan Tower Holding Company Limited 11612398 Eroadgate Square Limited 01797326
BL Goodman [LPJ Limited 05054902 BVP Developments Lirnited . 03534584
B HC PH CRG LLP 0C338244 Canada Water Offices Limited 10182442
ALHC PH LLP ac117199 Cavendish Geared Limited 02772045
8L HC Property Holdings Limited 04894044 Clarges Estate Property Management Co Limitad 08418875
BL High Streel and Shapping Centres Holding Limited 06002148 Comgenic Limited 04425658
BL Holdings 2010 Limited 07353964 Derby Investment Holdings Limited 00040492
BL innovation Properties 2 Limited 05070554 Drake Circus Leisure Limited 05190208
BL Innavation Properties Limited 12293278 Four Broadgate Limited 01881634
BL Intermediste Holding Company 2 Limited 12462158 Hempel Hotets Limited 02728435
BL. Logistics Investment 3 Limited 05189368 Insistmetal 2 Limited 04181514
BL Newpor: Limited 04967720 Linestair Limited 056546174
BL Dffice [Non-Cityl Helding Company Limited 04002133 Meadowbank Retail Park Edinburgh Limited 05489809
BL Office Holding Campany Limited 05995028 Meadowhall Centre {1999] Limited 02261117
BL Osnaburgh St Residential Limitad 06874523 Meadowhall Centre Limited 03918046
BL Paddington Holding Company 2 Limited 11863746 Moarage [Property Oevelapments) Limited 01185513
BL Paddington Preperty 3 Limited 11863747 Osnaburgh Street Lirnited 03886735
BL Piccadilly Residential Limited 08707494 Paddingtan Central It GP} Limited 05092409
BL Residual Holding Company Limited 05995030 PC Canal Limited - 09712919
AL Retail Holding Company Limited 05995323 Pillar Projects Limited 02444288
BL Retail indirect Investments Limited 12283466 Pillar Property Group Limitec 02570618
BL Retait Properties 2 Limited 13349753 Plymouth Retail Limited 10368557
BL Retait Properties 3 Limited 04865974 Project Sunise Properties Limiled 02043282
BL Retail Property Holdings Limited 13215871 Reoling Limited 03702408
BL Retail Warehousing Holding Company Limited 04002154 Fegent's Place Holding 2 Limited 11864307
BL Shoreditch Development Limited 05326470 Regents Place Management Company Limited 07138724
BL Universal Limited 00324647 Regents Place Residential Limited 11241644
BL West End Investments Limited 07793483 Shapping Centres Limited 02230056
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27 Audit exemptions taken for subsidiaries continued
Companies House

Name {eg nymther
Shorediich Suppert Limited 02350815
Six Broadgate Limited 01881641
Surrey Quays Limited 05294242
TBL [Lisnagelvin) Limited 03853983
TBL [Maidstenel Limited 03854615
TBL Properties Limited 03663130
Teesside Leisure Park Limited 02672136
Tapside Street Limited 11253428
Union Property Holdings (London| Limited 00423829
United Kingdomn Property Company Limited 00266486
Vintners' Place Limited - 02149495
Wardrobe Holdings Limited 06049158

The following partnerships are exempt from the requirements to prepare, publish and have audited individual accounts by virtue
ot regulation 7 of The Partnerships [Accounts) Regulations 2008. The results of these partnerships are consolidated within these
Group accounts.

Name Name

Bl Chese No. 1 Limited Parinership Paddington Central | LP

BL Lancaster Limited Parinership Paddington Central Il LP

Bi Shoredilch Lirmited Parinership = -~ ~--=  » - --= -~ —Daddingion Kiosk LP G e —
BL West End Offices LP Power Court Luton Limited Fartnership

Heretord Shopping Centre Limited Partnership The Aldgate Place Limited Partnership

Paddington Block A LP The Hercutes Property Limited Partnership

Paddington Block B LP
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Company Balance Sheet

As at 31 March 2022

2022 2021
Note £m Em

Fixed assets

Investments and loans to subsidiarias D 33,140 33,142

Investments in joint ventures D 116 106

Other investments o] 34 41

Interest rale and currency derivative assets E 94 139

33,384 33,424

Current assels
Deblors G 12 5
Cash and short term deposits E 29 89
a1 G4
Current liabilities
Short term barrawings and everdrafts £ (20) (181]
Creditors H {85) [701
Amounis due to subsidiaries [26,513)  [27.376]
[26,618) {27,607
Net current liabilities (26577)  [27513]
Total assets less current liabilities 4,80% 591
Non-current Liabitities -7 )
Debentures and loans E 2,249) {1,891)
Lease liabilities {25) [25]
Interest rate and currency derivative liabilites E {9¢8) 1128]
[2,370] [2,044)
Net assets 4,429 3.867
Equity
Called up share capital I 224 234
Share premium ’ 1,307 1,307
Other reserves (5] 151
Merger reserve 213 213
Retained earnings 2,690 2.118
Total equity 4,439 3,867

The profit after taxation for the year anded 31 March 2022 for the Company was £726m lyear ended 31 March 2022: £113m loss).

Tim Scare Bhavesh Mistry
Chairman Chiel Financial Officer

The tinancial statements on pages 221-232 were approved by the Baard of Oirectors and signed on its behalf on 17 May 2022.
Cornpany number 621920
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Company Statement of Changes in Equity

Far the year ended 31 Macch 2022

Share Share Qiner Merger Protinand toss Totn
eapifal premium reserves reservg account equity
€m Em £m Em £m tm
Balance at 1 April 2021 234 1,307 1] 213 2,118 3,847
Dividend paid - - - - 1157 i157)
Fair value of share and share option awards - - - - 3 3
Profit for the year after 1axation - - - - 726 726
Balance at 31 March 2022 234 1,307 5} 213 2,690 4,439
Balance at 1 Aprit 2020 234 1,307 {5 213 2319 4,048
Ovidend paid - - - - 178} {78}
Fair value of share and share option awards - - - - 3 3
Net actuarial {oss on pension schemes - - - - 3K} (13
Lass (or the year alter taxation - - - - 1113 113]
Batance at 31 March 2021 234 1,307 15 213 2,118 3.867

The value of distributable reserves within the profit and loss account is £1,399m (2020/21: £818m) (unaudited]. An explanation of how
distributabte reserves are determined, and any limitations, is set cut on page 223 of Note A, within the Distributable reserves section
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Notes to the Accounts

[A] Accounting policies

The financiat statements for the year ended 31 March 2022 have been prepared on the historical cost basis, except for the revatuation
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 1017).

The financial statements appiy the recognition, measurement and presentation requirerments of international accounting standards in
conformity with the requirements of the Campanies Act 2006, but make amendments where necessary in order to comply with the Act -
and take advantage of the kK5 101 exemptivns lnstances in which advantages nf the FRS 101 disclosure exernptions have been taken
are set out below.

The Company has taken advantage of the exernption under S.408 Comnpanies Act 2006, 1o prepare an mdwldual profit and loss account
where Group accounts are prepared,

The Company has taken advantage of the following disclesure exemptions under FRS 101:

(a
b

the requirements of IAS 1 to provide a balance sheet at the beginning of the period in the event of a prior period adjustmant

the requirements of IAS 1 to provide a statement of cash flows for the period
te} the requirements of IAS 1 to provide a statement of compliance with IFRS
d

le} the requirements of paragraphs 30 and 31 of IAS 8 "Accounting Policies, Changes in Accounlmg Estimates and Errors’ to disclose
new IFRSs that have been issued but are not yet effective

the requirements of IAS 1 to disclose information on the management of capitat

{fi the requirements in fAS 24 ‘Related Party Disclosures” (o disclose related party transaclions entered inta between two or more
members of a group. provided that any subsidiary which is a party to the transaction is wholly cwned by such a member

lg) the requirerents of paragraph 17 of IAS 24 'Related Party Disclosures’ to disclose key management personnel compensation

tg)

the requirernents of IFRS 7 to disclose financial instruments

lil the requirements of paragraphs 91-99 of IFRS 13 ‘Fair Value Measurement to disclose information of fair value valuation technigues
and inpuls

New standards effective for the current accounting period do net have a material impact on the financial statements of the Company.
The accounting policies used are otherwise consistent with those contained in the Campany’s financial statements for the year ended
31 March 2022
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Notes to the Accounts continued

{A}] Accounting poticies continued

Going concern '
The financial statements are prepared on a going concern basis. The halance sheet shows that the Company is in a net current liability
position. This results from loans due to subsidiaries of £26.513m which are repayable on demand and therefore classified as current
liabilities, These liabilities are not due to extarnal counterparties and there is no expectation or intention that these loans will be repaid
within the next 12 months. The net current liability positian also resulls from tha £20m of facilities that are reaching maturity within the i
next 12 months. The Company has access to £1.3bn el undrawn faciliies and cash, which provides the Directors with comfert that the

Company will be able to meet these current liabilities as they fall due, As a consequence of this, the Directors feel that the Company is

well placed to manage its business risks successfully despite the current economic climate. Accordingly, they believe the going cancern

basis is an apprapriate one. Sea the full assessment of preparation an a going cancern basis in the corporate governance section on

page 109. ’

invesiments and loans
lnvestments in and loans to subsidiaries and joint ventures are stated at cost less any impairment. Impaicment of loans is calculated in
accorgance with IFRS 9. Impairment of investments is calculated in accardance with IAS 36, Further detail is provided below.

Critical accounting judgements and key sources of estimation uncertainty

The key scurce of estimation uncertainty relates to the Company's investments in and loans to subsidiaries and joint ventures, In
estimating the requirement for irpairment of investrments, rmanagernent make assumptions 2nd judgements on the valye of these
investments using inherently subjective undarlying asset valuations, supporied by independens valuers with reference to invesimant
properties held by the subsidiary or joint ventures which are held at fair value. The assumptions and inputs used in determining the fair
value are disclosed in Note 10 of the consolidated financial staternents

In accordance with IFRS ¢, management has assessed the recaverability of amaunts due to the Company from its subsidiaries and .. .
joint venlures. Amounts due to the Company from subsidiaries and joint ventures are recovered through the sale of properties and
investrments held by subsidiaries and joini ventures and through settling financial assets, net of financial Liabilities, that the subsidiaries
and joint ventures hotd with counterparties other than the Company. This is essentially equal to the net assel value of the subsidiary or
Joint venture and therefore the net asset value of the subsidiary or joint venture is cansidered ta be a reasonable approximation of the
available asse!s that cauld be realised to recover the amounts due and the requirement ta recognise expected credit losses. As a resull,
the expected credit less 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.

AL 31 March 2022, the Company has recognised 2 £167mimpairment reversal {2020/21: £1,123m impairment} in the Company's financial
statements. in relation to invesiment in joini ventures and subsidiaries and intercormpany loans. The impairment reversal arises
predominanily 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 judgernents in the preparation of the Company's financial statements.

Distributable reserves

Included in the retained earnings the Company had distnbutable reserves of £1,3%99m as at 31 March 2022 [2020/21: £818ml] lunaudited].
When making a distribution to shareholders, the Directors determine profits available for distribution by reference to "Guidance on
realised and distributable profits under the Companies Act 20067 issued by the Institute of Chartered Accountants in England and
Wales and the Institute of Chartered Accountants of Scotland wn April 2017.

The prafits of the Campany have been received predaminanily in the farm aof interest income, gains on dispasal of investments,
management and administration tee income and dividends from subsidiaries. The availabibiy of distributable reserves in the Company

is dependent on those dividends meeting the definition of qualifying consideration within the guidance and on available ¢ash resources af
the Group and other sccessible sources of funds. Additionally, the Company does not recognise internatly generated gainsin the current
and prior years from intra-Group sales of investments ar investment properties as distributable untl they are realised, usually thraugh
onward sale to external third parties. The distributable reserves are therefore subject ta any future restrictions or imitations at the

time such distribution is made.

(B} Dividends
Qetails of dividends paid and proposed are included in Note 19 of the censclidated financial statements.

[C] Employee information ‘
Employee costs inctude wages and salaries of £38m [2020/21: £35m, social securily costs of £6m [2020/21: £5m) and pension costs of )

£4m {2020/21: £1m). Details of the Executive Direclors’ remuneration are disclosed in the Remuneration Report on pages 127-153.

Details of the number of emplayees of the Company are disclosed in Note 8 of the consolidated financial statements.

Audit fees in retation to the parent Campany anly were £0.5m [2020/21: €0.5ml. |
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The British Land Company PLC 00621920

D] Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Shares in Loans to Investments in Qiher

subsidiaries  subsidiaries joint venlures  investmenls Totat

£m Em Em Em €m

A1 Aprit 2021 18.822 14,320 106 41 33,289
Additions 480 2,009 32 2 2,523
Disposals : - [2.680] - (3 (2,683}
Amortisation - - - 3] (&)
[Prowsion for} reversal of impairment £32) 221 {22) - 167
As at 31 March 2022 19,270 13,870 114 34 33,290

The historical cost of shares in subsidiaries is £19,570m [2020/21: £19.090m]. The historical cost of investments in joint ventures is
€471m (2020/21: £439m] net of pravision for impairment of €356m [2020/21: £333m} and includes £116m (2020/21: E106m| of loans to
jeint ventures by the Company. Results of the joint ventures are set out in Note 11 of the consalidated financial staternents. The historical

cost of other investments is £71m (2020/21: £71ml.
[E] Netdebt

2022 7021
£m im
Secured on the assets of the Company -
5.264% First Morigage Debenture Bonds 2035 347 38
5.0055% First Mortgage Amoriising Cebentures 20335 88 89
5.357% First Mortgage Debenture SBonds 2028 227 241
462 691
Unsecured - - .-
4.635% Senior US Doliar Notes 2021 - 157
4.766% Senior US Dollar Notes 2023 101 102
5.003% Senior US Dollar Notes 2026 . 66 67
3.81% Senior Notes 2024 102 111
3.97% Senior Notes 2026 103 112
2.375% Sterling Unsecured Bond 2029 298 2%8
*4.18% Senior US Dollar Notes 2025 77 77
2 7% Senior Notes 2025 a7 37
2.75% Senior Nates 2024 37 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Noles 2034 102 102
Facilities and overdralts 404 181
1,607 1.361
Gross deht 2,269 2,052
Interest rate and currency derivalive liabilities 1] 128
Interest rate and currency derivative assels (96) [135)
Cash and short ierm deposits (29) 189]
Net debt 2,240 1,956
1. Pemcipal and interest on these borrowings were fully hedged into Sterling at a floating rate at the time of issue.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

(€] Netdebt continued

The British Land Carmpany PLC 00621920

Matucity analysis of net debt

2022 2021
£m £m

Repayable within one year and on demand 20 161
beiween: one and two years - 101 -
two and fve years 854 657

five and ten years 659 738

ten and fifteen years 485 476

fifteen and twenly years 150 -

2,269 1,871

Gross debt 2,269 2.052
Intereslt rate and currency dervatives - 17%
Cash arvd shart term depasits {291 189}
Netdebt 2,240 1,956

{F) Pension

The British Land Group of Campanies Peasion Scheme and the Oefined Cantribution Pensign Scheme are the principal pension

schemas of the Company and details are set out in Note 9 of the consolidated financial statements.

1G] Debtors

T

o £

Trade and ather debtors 4 2
Prepayments and accrued income 1 3
Corporation lax % -
12 5

Trade and other debtors are shown after deducting a provision for impairment against tenant debtors of £2m 12020/21: £2m). The
provision for impairment is calculated as an expected credit lass on trade and other deblors in accordance with IFRS 9.

[H] Creditors

22 N

£m £m

Trade creditors 20 15
Carparaticn tax _ 3
Cther taxation and social security 22 13
Accruals and deferred income 42 37
85 70

{Il Share capital

Ordinary shares

£m of 25p each

Issued, called and Fully paid
At 1 aprt 2021 234 937,981,992
Shara issues - 127441
At 31 March 2022 234 938,109,433
Ordinary shares
) £m of 25p each

Issued, called and fully paid
AL 1 Aprd 2020 234 937938097
Share issues ~ 43,895
At 3% March 2021 234 937981 992
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[J] Contingent liabilities, capital cormmitments and related
party transactions

The Company has contingent liabilities in respect of legal clairms,

guarantees and warranties arising in the ordinary course of
business. It is not anticipated that any material liakilities will
arise from the cantingent liabilities.

At 31 March 2022, the Company has Enil ul capital commitments
(2020/21: Enil].

Related party transactions are the same for the Company as
for the Group. For delzils refer to Note 23 of the consolidated
financial statements.

The British Land Company PLC 00421920

{K] Disclosures relating to subsidiary undertakings

The Cormpany’s subsidiaries and other related undertakings at
31 March 2022 are listed on the next page. Al Group entities are
included in the consclidated financial resulls.

Unless otherwise stated, the Company halds 100% of the voting
rights and beneficial interests in the shares of the following
suhsidiaries, partnerships, associates and joint ventures. Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capitat of each of the companies, where applicable,
comprises ordinary shares unless atherwise stated.

The Company holds the .majoriiy of its assels in UK companies,
although some are held in overseas companies. In recent years
we have reduced the number of overseas companies in the Group.

Unless nated otherwise as per the following key, the registered
address cf each company is York Howse, 45 Seymour Street,
London WiH 7LX,

1. 47 Esplanade, St Melier, Jersey JE1 0BD.

2. 44 Esplanade, 51 Helier, Jersey JE1 D80

3. 540 Herengracht, 1017CG, Amsterdam, Netherlands.
4. StHelen's, | Undershaft, Lendon EC3P 3DQ.

* Companies with an aclive proposal to be struck off the register.

+Since 31 March 2022 British Land has announced the uncanditicnal exchange on the
sale of 3 75% interest in the majority of our Paddingten Central assets, The companias
invalved wilt be classified as joint venture companies due Lo the management control
provisions in place.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

{K] Disclosures retating to subsidiary undertakings continued

Direct holdings

Indirect holdings

The British Land Cempany PLC 00621920

UR/Overseas Tax UlJOverseas Tax
Company Name Resident Status Campany Name Resideni Sratus
BL Bluebutton 2014 Limited UK Tax Resident ' & 4 & 7 Triton Limited UK Tax Resident
BL Davidson Limited UK Tax Resident 10 Brock Street Limited UK Tax Resident
BL European Fund Managernent LLP UK Tax Resident 10 Triton Street Limited UK Tax Resident
BL Guaranteeca Lirnited UK Tax Resideat  17-19 Bedfaed Street Limited UK Tax Resident
BL Intermediate Helding Company Limited UK Tax Resident  18-20 Craven Hill Gardens Limited UK Tax Resident
BL Intermediate Hoilding Company 2 Limited UK Tax Resident 20 Brock Street Limited UK Tax Resident
BL Shoreditch Development Limited UK Tax Resident 20 Triton Street Limited UK Tax Resident
BLSSP (Funding) Limited UK Tax Resident 338 Euston Road Limited UK Tax Residen
Bluebutton Proparty Management UK Limited UK Tax Resident 3590 Euston Road Limited UK Tax Residant
{50% interest] 39 Victoria Street Limited UK Tax Resident
Boldswitch {Ne 1] Limited UK Tax Resident  Adamant [nvestment Corporation Limited UX Tax Resident
Boldswitch Limited UK Tax Residenl  Aldgate Place IGP] Limited UK Tax Resident
British iLand Tity UX Tax Resident  Aldgate Land One Limited - UK Tax Resident
British Land City 2005 Limited UK Tax Resident  Aldgate Land Twa Lirited UK Tax Resident,

British Land Company Secretarial Limited
British Land Properties Limited

British Land Real Estate Limited

British Land Securities Limited

Broadgate (Funding] PLC.

Broadgate Estates Insurance Mediation
Servicas Limited

Hyfleet Limited

Kingsmere Productions Limited

Linestair Limited

London and Henley Holdings Limited
Meadowhall Pensions Scheme Trustee Limited
MSC Properly Intermediate Holdings Limited
150% interest)

Regis Property Haldings Limnued

The British Land Corporation Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UX Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
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Apartpower Limited

Ashband Limnited

B.L. Holdings Limited

B.LCT, 112697 Limned Hersey)
Barnclass Limited

Barndrill Limited

Bayeast Property Co Limited

BF Propco [No 1) Limited®

BF Propco {No 19} Limited™

BF Prapca (No 3) Limited

BF Propco [No 4} Limited*

BF Prapce [No 51 Limited

BF Pragerties iNo 4! Limited

BF Properties {No S} Limited
Birstalt Co-Ownership Trust [Member inlerest}
[41.25% interest]

Bt 5KS Holdings Limiled

BL [SP] Cannon Street Limited

BL. Aldgate Developmemt Limited
BL Alggate lnvastment Limited

BL Bradford Forster Limited

BL Broadgate Fragment 1 Limited
BL Broadgate Fragment 2 Limited
BL Broadgate Fragment 3 Limited
BL Broadgate Fragment & Limited
BL Broadgate Fragment 5 Limited
BL Broadgate Fragment é Limited
BL Broadway Investrent Limited
Bt. Chess Limited

BL City Offices Holding Company Limuted
BL CW Upper GP Company Limited
[50% interest)

BL CW Upper Limited Partnership
{Partnership interesi) {50% interest)
BL Departmant Stores Holding
Company Limited

Bt Ooncaster Wheatley Lirnited

BL Orummond Properties Limited
BL Ealirg Limited

8L Eabing Holding Company Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK, Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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
UK Tax Resident
UK Tax Resident

UK Tax Residert
UK Tax Resident



The British Land Company PLC 00421920

Company Name

UK/Overseas Tax
Resideny Status

Company Name

UK/Overseas Tax
Residenl Stalus

BL Eden Walk Lirited

BL European Holdings Limited

BL Euston Tower Holding Company Limited
Bl Fixed Uplift Fund Limited Partnership
|Partnership interesi)

BL Fixed Uplift General Partner Limited
BL Fixed Uplift Nominee T Lirmited

BL Fixed Uplift Nominee 2 Limited

BL Geodman [General Partner) Limited
150% interest)

BL Goodman Limited Parinership

(50% interest) :

BL Goodman [LP) Limited

BL HB Investments Limited

BL HC [DSCHI Limited

BL HC (DSCLK Limited

BL HC Dollview Limited

BL HC Hampshire PH LLP [Member interesti
BL HC Health And Fitness Holdings Limited
BL HC Invic Leisure Limited

8L HC PH CRG LLP [Mernber interest)

BL HC PH LLP (Member interest)

BL MC PH Na 1 LLP [Member interest]
BLHC PH Ne 2 LLP [Member interesti

BL HC PH Ne 3 LLP [Member interest}

BL HC Property Holdings Limited

BL Health Clubs PH No 1 Limited

BL Health Clubs PH No 2 Limited

BL High Street and Shopping Centres Holding
Company Limited

BL Holdings 2010 Limited

BL Lancaster lnvestmenis Limited

BL Lancaster Limited Partnership
[Partnership interest|

BL Leisure and Industriat Holding
Company Limited

BL Logistics Investment Limited

BL Logistics Investment 2 Limited

BL Lagistics Investment 3 Limited

BL Meadowhall Holdings Limited

BL Meadowbhall Lirnited

BL Newport Limited

BL Office Properues 1 Limiled

BL Office Froperties 2 Limited

BL Offices GP Limited

BL Office [Non-City] Holging Company Limited
BL Cffice Holding 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 Property 2 Limited

BL Paddington Property 3 Limited

BL Paddington Property & Limnited

BL Piccadilly Residential Limited

BL Residual Holding Cempany Limited

BL Retail Holding Company Limited

BL Relail Indirect Investments Limited

UK Tax Residertt
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

LK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

BL Retail investment Holdings Limited
BL Retail Properties Limited

BL Retail Properties 2 Limited

BL Retail Properties 3 Limited

BL Retail Property Holdings Limited

BL Retail Warehousing Holding
Company Limited

BL Sainsbury Superstores Limited

[50% interesl|

BL Shoreditch General Partner Limited
BL Shoreditch Lirnited Partnership
{Partnership interest)

BL Shoreditch No. 1 Limited

BL Shoreditch No. 2 Limited

BL Superstores Holding Company Limited
BL Triton Buitding Residentiat Limited
BL Tunbridge Wells Limited

BL Unithelder No. 1(J] Limited erseyl

BL Unithelder No. 2 |J] Limited |Jersey)!

BL Universal Limited

BL West {Wailing House] Limited

BL West End Investments Limited

BL West End Offices Linnited Partnership
BL West End Offices Limited {25% interest|
BL Whiteley Lirnited

BL Whiteley Retail Limited

BL Woalwich Limited

BL Wealwich Nominee 1 Limited

BL Woolwich Nominee 2 Limited
Btackglen Limited*”

Blackwall [1)

Blaxmill [Twenty-nine} Limited

BLO [A] Limited

BLD [Ebury Gatel Limited

BLD [SJ) Investments Limited*

BLD [SJi Limited

BLE Properties Lirmited*

BLD Property Holdings Limited

BLSSP [PHC 5 Limited

BLU Estates Limited

BLU Property Management Limited

BLU Securities Limited

British Land {Joint Ventures) Limited
British Land Acquisitions Limited

British Land Agua Partnership (2) Limited
British Land Aqua Partnership Limited
British Land City Offices Limited

British Land Construction Lirmnited

British Land Department Stores Limited
British Land Developments Limited*
British Land Fund Management Limited
British Land Hercules Limited

British Land tn Town Retatl Limited
British t.and Industrial Limited

British Land Investment Managerent Limited
British Land Offices [Non-Cily] Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residenl
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax 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
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
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FINANCIAL STATEMENTS continved The British Land Company PLC 00821920

Notes to the Accounts continued

URfOverseas Tax Uk/Overseas Tax
Campany Name Residant Stalus Company Name Residenl Slalus.
British Land Offices (Non-City] No. 2 Limited UK Tax Resident  Four Broadgate Lirnited* UK Tax Resident
British Land Offices Limited UK Tax Resident  FRP Group Limited UK Tax Resident
British Land Offices No.1 Limited UK Tax Resideni  Garamead Properiies Limiled UK Tax Residerm
British Land Property Advisers Limited UK Tax Residenl  Gibraltar General Partner Limited UK Tax Resident
British Land Property Management Limited UK Tax Resident  {50% interest}
Broadgale (PHC 8] Limited* UK Tax Resident  Gibraltar Nominees Limited 150% interast| UK Tax Resident
Broadgate Adjoining Properties |imited UK Tax Resident  Giltbrook Retail Park Nottingham Limited UK Tax Resident
Broadgate City Lirnited UK Tax Resident  Glenway Limited UK Tax Resident
Broadgate Court investments Limited UKTax Resident  Hempel Haldings Limited UK Tax Resident
Broadgate Estates Limited UK Tax Resident  Hempel Hotels Limited UK Tax Resident
Braadgaie Estates Peaple Managament Limited UK Tax Resident  Hercutes Property UK Holdings Limited UK Tax Resident

Broadgate Investment Holdings Limited
Broadgate Properties Limited

UK Tax Resideni
UK Tax Resident

Hercules Property UK Limited
Hereules Unit Trust |Jersey] [Units)!

UK Tax Resident
Overseas Tax

Broadgate REIT Limited {50% interest]? UK Tax Resident Resident
Broadgate Square Limited*® UK Tax Resident  Hereford Old Markel Limited UK Tax Resident
Broughion Retalt Park Limited {lerseyl! Querseas Tax  Hereford Shopping Centre GP Limited UK Tax Resident
Resident  Hereford Shopping Centre Limited Partnership UK Tax Resident
Broughton Unit Trust [Unitsi! Overseas Tax  HUT investments Limited [Jersey)' Overseas Tax
Resident Resident
Brunswick Park Limited UK Tax Resident  Indusltrial Real Estate Limited UK Tax Resident
B8YP Developments Lirmited UK Tax Resident | Insistmenal 2 Limited . UK Tax Resident  _
Canada Water Offices Limited UK Tax Resident  Ivorydell Limited UK Tax Resident
Casegood Enterprises UK Tax Resident  Ivorydell Subsidiary Limited UK Tax Rasident
Caseptane Limited UK Tax Resident  Jetbloom Limited UK Tax Resident
Cavendish Geared Il Limited UK Tax Resident  Lancaster General Partner Limited UK Tax Resident
Cavendisn Geared Limited UK TaxResident  Landon and Henley ibK) Limited UK Tax Resident
Cheshine Properties Limited UK Tax Resident  London and Henley Limited UK Tax Resident
Chester Limited' UK Tax Resident  Lanebridge UK Limited UK Tax Resident
Chrisilu Nermunees Limited UK Tax Resident  Lengford Street Residentiat Limited UK Tax Resident
City of London Gffice Unit Trust [Jersey) {Units| Overseas Tax  Ludgate Investment Hoidings Limited UK Tax Resident
135.94% interest) Resident  Ludgale Wesi Limited UK Tax Resident
City Residential Holdings Limited UK Tax Resident  Mayfair Properties UK Tax Resident

Clarges Estate Property Management Co
Limited

UK Tax Resident

Mayflower Retail Park Basildon Limited
Meadowbank Retail Park Edinburgh Limited®

UK Tax Resident
UK Tax Resident

Comgenic Limited UK Tax Resident  Meadowhall Centre [1999) Limited UK Tax Resident
Cornish Residential Praperties Trading Limited UK Taz Residert  Meadowhall Centre Limited UK Tax Resident
Crascent Wesl Properties UK TaxResident  Meadowhall Centre Pension Scheme UK Tax Resident
Deepdate Co-Ownership Trust [50% interest) UK Tax Resident  Trustees Limited

Derby trvestmem Holdings Limited UK Tax Resident  Meadowhall Estates IUK) Limited UK Tax Resident
Drake Circus Centre Limited UK TaxResident  Meadowhall Group (MLP) Limited UK Tax Resident
Orake Circus Leisure Limited UK Tax Resident  Meadowhall Holdings Limited UK Tax Resident
Drake Proparty Haldings Limited UK TaxResidert  Meadowhal! Opportunities Nomines | Lifited UK Yax Resident
Drake Proparty Nominee [Na. 1} Limited UK Tax Resident  Meadowhall Oppartunities Narminee 2 timited UK Tax Resident
Drake Property Nominee [Nc. 2) Limited UK TaxResideni  Mercari UK Tax Resident
Eden Walk Shopping Centre General Partner UK TaxResident  Mercani Holtdings Limited UK Tax Rasident

Limited {50% interest)
Eden Walk Shopping Centre Unit Trusi?{50%

Overseas Tax

Minhill tnvestrments Limited
Moorage {Property Devetopments) Limited

UK Tax Resident
UK Tax Resident

interest) [Jersey] (Units]? Resident  Nugent Shopping Park Limited UK Tax Resident
Elementvirtue Limited UK TaxResident  One Hundred Ludgate Hill UK Tax Resident
Eik Mill Didham Limited UK TaxResident  One Sheldon Square Limited [Jerseyl® Ovarseas Tax
Euston Tower Limited UK Tax Resident Resident
Exchange House Holdings timited UK TaxResident  Orbital Shopping Park Swindon Limited UK Tax Resident
Finsbury Square BV? Overseas Tax  Osnaburgh Street Limited UK Tax Resident
Resident  Paddington 2KS Holding Unit Trust {Jersay) UK Tax Resident
Fart Kinnard GP Limited [50% witerest! UK Tax Resident  {Unitsi*
Fort Kinnaird Limiteg Partnership UK TaxResident  Paddington 3KS Investmenls Limited UK Tax Resident
150% interest) Paddington 5KS Gevelopments Limited UK Tax Resident

Fart Kinnaird Nominee Limited (30% inlerast)
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Company Name

UK/Overseas Tax
Resident Siatus

Company Nams

UK/Overseas Tax
Residant Status

Paddington SKS Holdings Limited

Paddington SKS Nominee 1 Limiled

Paddington SKS Nominee 2 Limited

Paddington Block A [GP) Ltd!

Paddington Block A LP {Partnership interest)
Paddingten Block B [GP] Ltd*

Paddington Block B LP {Partnership interest]
Paddington Central | [GP] Limited:

Paddington Central | LP [Partnership interest):
Paddington Central | Unit Trust (Jerseyl [Units]"

Paddington Central Il [GP} Limited:
Paddington Central Il LP (Partnership interest)
Paddington Central Il Unit Trust | Jersey]
{Unitg}

Paddington Cantrat IV Unit Trust [Jerseyl
{Units]n

Paddington Gateway GP Limited'
Paddington Gateway Unit Trust [Jersey} {Units]"
Paddington Galeway Nominee 1 Limited
Paddington Gateway Nominee 2 Limited'
Paddingion GP Heldings Limited:
Paddington GP Secured Holdings Lirnited
Paddinglon Investments Holdings Limited
[Jersey|"

Paddingtan Kiosk [GP) Lig

Paddington Kiosk LP [Partnership interestlt
Paddington Praperiy Investment 5KS GP
Limited

Paddington Property Investment GP Limited
PaddinglonCentrat Management Company
Limited (88.9% interesth

Parwick Holdings Limited

Parwick lnvestments Limited

PC Canal Limited:

PC Lease Nominee Ltd!

PC Partnership Norminee Lid*

Piccaditly Residential Limited

Pillar [Cricklewood) Limited

Piltar [Dartiord] Limited

Pittar [Fulham] Limited

Pillar Broadway Limited

Piltar City Limited

Pitlar Dartford No.1 Limited

Pillar Genton Limited

Pittar Developments Limited

Pittar Europe Management Limiled

Pillar Fort Limited

Pillar Gallions Reach Limited

Pillar Glasgow 1 Lirnited

Pillar Hercules No.2 Limited

Pittar Nugent Limited

Pillar Projecis Limited

Pittar Property Group Limited

PitlarStore Limited

Plymouth Retatl Limited

Power Caurt GF 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
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
Overseas Tax
Residant
Overseas 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
LK 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
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

Power Court Luton Limited Partnership
|Partnership interest)

Power Court Nominee Limited

Project Sunrise Investments Limited
Project Sunrise Limited

Project Sunrise Properties Limited
Reading Gate Retail Park Co-Cwnership
[Member interest] [50% interest]
Reboline Limited*

Regent’s Place Holding 1 Limited
Regent’s Place Holding 2 Limited
Regent's Ptace Holding Company Limited
Regents Place Management Company Limited
(89.9%)

Regents Place Residential Limited
Rigphone Limited

Rohawk Properties Limited

Salmax Properties

Seymour Street Homes Limited
Shopping Cenires Limited*

Shareditch Sugport Limited

‘Six Broadgate Limited™ -

Southgate General Partner Limited (50%
interest|*

Southgate Property Unit Trust [Jersey] [Units!
[50% interest)!

Speke Unit Trust 187.9% interest| [Jerseyl
[Units)2

St. Stephens Shapping Centre Limited
Stackton Retail Park Limited

Starey London Offices Limited

Storey Offices Limited

Storey Spaces Limited

Surrey Quays Limited

TBL IBromley) Limited

TBL ILisnagetvin] Limited*

TBL [Maidstone| Limited*

TBL Holdings Limited

TBL Properties Limiled

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
(Partnershipl

The Leadenhall Development Company Limited
[50% interest)

The Liverpoolk Exchange Company Limited
The Mary Street Estate Limited

The Retail and Warehouse Company Limiteg*
The Whiteley Co-Ownership (Member interest]
(50% 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
LK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LiK 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
UK Tax Resident
LIK Tax Resident
UK Tax Resident

Overseas Tax

Resident
UK Tax Resident
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FINANCIAL STATEMENTS continved

Notes to the Accounts continued

Company Name

UK/Overseas Tax
Resident Sjatus

Topside Street Limited

Tweed Premier 4 Limited

Union Property Corporation Limited

Union Property Holdings [Londan] Limited
United Kingdom Property Company Limited
Valentine Co-ownershig Trust (Member
interest |50% interest]

Valentine Uit Trust {Jerseyl [Units)

Vintners’ Place Limited

Wates City of London Properties Limited
Westhourne Terrace Partnership
{Partnership interest)

Whiteley Shopping Centra Unit Trust (Jerseyl

{Units)'

WK Holdings Limited

WOSC GP Limited {25% interest]

WOSC Pariners LP [Partnership interest]
125% interest)

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Reasident

UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
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Supplementary disclosures

Unaudited unless otherwise stated

Table A: Summary income statement and balance sheet (Unaudited]

Summary income statement based on propartional consolidation fer the year ended 31 March 2022

The following pro forma informaticn is unaudited and dees not form part of the consolidated primary slaterments or the notes thereato.
It presents the results of the Group, with its share of the results of jont ventures included on a line-by-line basis and excluding non-
controlling interests.

Yaar ended 31 March 2022 Year ended J1 March 2021
Less non- Less neon-

Jaint contrailing Proporlionally deint eantroling  Prapertianally

Group venlures interests ¢ansolidated Group ventures interests consalidated

£m Em im &m £m £m m Em

Gross rental income! 345 147 12 490 382 142 [14] 508
Property operating expenses 1481 {13} - 161) 105 [45] g (1411
Net rental income 297 134 (21 429 277 97 7] 367
Administralive expenses {88) 1 - {89) 1741 - - 174}
Net fees and other income 13 - - 13 1A - - 1
Ungeared income return 222 133 12} 353 214 97 17] 304
Net finanting casts [55) (471 - 102l 162} 145) 4 {103)
Underlying Profit 187 BS [2) 251 152 52 13} 201
Underlying taxation [ - - 4 126) - - (26)
Underlying Profit after taxation 1M B4 [F] 255 126 52 13} 175
Valuation movement {see Note 4} 433 11.298]
Other capital and taxation [net|? - 5% 87

Result attributsble to

shareholders of the Company LT 11,0351

I. Growp gross rental income includes £7m [2020/21: ESml of all-inclusive rents relating Lo service charge income and excludes the £29m 12020/21 Enil] surrender prermurm
payabie within the Capital and other column of the income statement.

2. Includes other comprehensive income, mavement in dilution of share oplions and the mavement in iterns #xcluded for EPRANTA

Summary balance sheet based on proportional consolidation as at 31 March 2022

The following pro forma information is unraudited and does not form part of the consolidated primary statementks ar the notes thereto.

It presents the composition of the EPRA NTA of the Group, with its share of the net assets of the joint ventures included on a line-by-line

basis, and excluding non-controlling interests, and assurrming full dilution.

Mark-to- Resgtated

market on Yaluation EPRA EPRA

Share Lessnon- derivatives and surplus an NTA NTA

ofjoint contralling Share related deht Lease rading 1 March 31 March

Group venlures  interests options adjustments abilities properties Intangihles 2022 0212

Em &m £m £m tm £m Em £m Cm Em

Campuses properties 6191 2,829 - - - 52) 8 - 6,974 6,548
Retail & Fulfilment praperties 2,859 728 [15] - - 172} - - 3,500 2,592
Total properties! 7,050 3,557 115]) - - [124) B - 10,474 9.140
Investments in joint ventures 251 2,511 - - - - - - - -
Other invesimenis 41 16 - - - - - (91 48 38
Other net lliabilities] assets az8)  (100) 1 8 - 124 - - (295) {190]
Net debt 12,541) 1942 (1} - 46 - - - {3,458) (2938)
Net assets 6,733 - [15] 8 46 ~ 8 81N 6,050
EPRA NTA per share [Note 2) 727p 648p

. Included within the tgtal property value of £10.476m (31 March 2020/21: £9,140m] are right-al-use assets net of lease liabilities of £9m {31 March 2020/21: £8ml, whichin
substance, relate ta properties held under leasing agreemenis. The fair values of right-of-use assets are determined by calculating the present value of net rental cash flows
ovar the term of the lease agreements.

-~ As axplained in Note 21, from 1 April 2021, the Group now reports under two operaling segments. Campuses and Retail & Fullilment, Within this table, the cormnparative figures
have been restated in the relevant disclosuras.

~
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FINANCIAL STATEMENTS continued The British Land Company PLE 00421920

Supplementary disclosures continued
\naudited unless otherwise stated

Table A continued
EPRA Net Tangible Assets movement

Year ended Year ended
31 Mareh 2022 31 March 2021
Pence Pence
£m per share {m per share
Dpening EPRA NTA 6,050 448 7.202 773
Income return 255 27 175 19
Capital return 423 &9 11,249} (136)
Dividend paid {157} " 178} 18}
Closing EPRA NTA 6,771 727 6,050 648
Table B: EPRA Performance measures
EPRA Performance measures summary table -
2022 02
Pence Pence
£m per share £m per share
EPRA Earnings - basic 238 25.7 173 18.9
- diluted 238 254 175 188
EPRA Net Initial Yield 6.3% 4.6%
EPRA topped-up Net Initial Yietd 4.9% 5.2%
EPRA Vacancy Rale 6.3% 8.3%
2022 021
Net asset Net assat
value per valug per
Het assets share Net agsels share
im {penca) Em Ipence!
EPRANTA 8,771 kryl 5,050 648
EPRA NRV 7.403 194 6,999 707
EPRANDV 8.542 702 5478 609
Calculation and reconciliation of Underlying/EPRA/IFRS Earnings and Underlying/EPRA/IFRS Earnings per share [Audited}
s "
Profit lloss] attributable to the shareholders of the Company 958 {1031
Exclude: ,
Group - current {3xation 12} %5
Group - deferred taxation - 5
Joint venlures - taxation - n
Group -~ valuation movernent . &7 888
Group - profit on disposal of investment properties and investments 145) {28)
Group - <apital and ather surrender premia payable [see Note 3] 29 -
Joint ventures - net valuation movement lincluding result on disposalsi [see Note 4] (421 410
Jaint ventures - capital financing costs 4 -
Changes in fair vafue of financial instruments and associated close-out costs (40) 112
Nan-centrolling interests in respect of the above - - (55
Underlying Profit 251 201
Group - urderlying current taxation 4 (24)
Underlying Earnings - basic and diluted 255 175
Group - capital and ather surrender premia payable [see Note 3) {291 -
Group - reclassification of foreign exchange differences (see Note 6] 12 -
EPRA Earnings - basic and diluted 238 179
Profit [lossl atinbuiable to the shareholders of the Company 958 1,031)
IFRS Earnings - basic and diluted 958 (1,031
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Table B continued

The British Land Company PLC 00621920

2022 2021

Humbar Number

million mllion
Weighted average number of shares 938 918
Adjustment for treasury shareg [11) 1111
IFRS/EPRA/Underlying Weighted average number of shares (basic) 927 927
Dilutive effect ot share options - -
Dilutive effect of ESOP shares 3 3
EPRA/Underlying Weighted average number of shares [diluted) 230 930
Remaove anti-dilutive effect - K]
IFRS Weighted average number of shares (diluted) 930 927
Net assets per share [Audited)
2022 2071
Pance Pance
£m per share Em per share

Balance sheet net assets 4,733 5.983
Deferred tax arising on revaluation movements - -
Mark-to-market on derivatives and retated debt agjustments 46 115
Dilutien effect of share aptions B 14
Surplus on irading preperties B ?
Intangible assels [9) 112
Less non-controlling interests {15) [59)
EPRANTA 6,771 727 6,050 648
Intangible assels 9 12
Purchasers’ cosls 623 537
EPRA NRV 7,403 794 56599 707
Deferred tax arising on revaluation movements {2) (1)
Purchasers’ costs 1623) 1537]
Mark-ta-markel on derivatives and related debt adjusiments [48) (115)
Mark-to-market on debt [190) [2568]
EPRA NDV 6,542 702 5678 607

EPRA NTA is considered to 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 deferred tax. Due to the Group’s REIT status,
deferred tax is only provided at each balance sheel date on properties outside the REIT regime. As a result deferred taxes are excluded
frorm EPRA NTA for progerties within the REIT regime. For properties outside of the REIT regime, deferred tax is included to the extent

that it is expected to crysialiise, based on the Group's track record and tax structuring. EPRA NRV reflects what would be needed

to recreate the Group through the investment markets based on its current capitat and financing structure. EPRA NDV reflecls
shareholders’ value which would be recoverable under a disposal scenario, with defarred tax and financial instruments recognised

at the full extent of their liability.

2022 2021
Number Number
mitlian milllicn
Number of shares at year end 9238 938
Adjustment for treasury shares [11) i
|IFRS/EPRA number of shares [basic| 927 927
Dilutive effect of share options k] 3
Dilutive effect of ESQOP shares 2 3
IFRS/EPRA number of shares [diluted| 932 933
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Supplementary disclosures continued
Unaudited unless athecwise stated

Table B continued
EPRA Net Initial Yield and ‘topped-up’ Net Initial Yield (Unaudited)

2022 2021

£m Em
Invesiment propeny ~ wholly owned 5,929 6118
Investment praperty - share of joint ventures 3,538 3.022
Less developments, residential and land 1,1481 |1,224]
Completed progerty portfolie : 9.299 7934
Altowance for eslimated purchasers’ costs 472 648
Gross up completed property portiolio valuation 1A} : 9,57 8564
Annualised cash passing rental income 457 425
Property autgaings 133] 129)
Annualised net rents (Bl 424 394
Rent expiration of rent-free periods and fixed uplifts' &1 51
‘Tupped-up’ net annualised rent {C) 485 447
EPRA Net initial Yield (B/A) 4.3% 4.6%
EPRA ‘topped-up’ Net Initial Yield (C/A] 4.9% 5.2%
Including fixed/minimum uplifts received in lieu of rental grawth ] 5 5
Tetal "topped-up’ net rents (D] 490 452
Overatl “topped-up’ Net Initial Yield {D/A) £.9% 5.3%
‘Topped-up’ net annualised rent 485 447
ERVvacant space 33 42
Reversians - s 4 12
Total ERY [E) 522 501
Net Reversionary Yield {E/A] ) 5.2% 5.9%

1. The weighted average genod aver which rent-lree perinds expire is ane year 12020/21: ane year].

EPRA Net Initial Yield [N1Y] basis of calculation

EPRA NIY is calculated as the annualised net rent lon a cash flow basis], divided by the gross value of the completed property portfolia.
The valuation of our completed property porifolio is determined by our external valuers as at 31 March 2022, plus an allowance {or
estimated purchasers’ costs. Estimated purchasers’ costs are determined by the relevant starnp duty Lability, plus an estimate by our
valuers of agant and legal fees on notional acquisition. The net rent deduction allowed for property outgoings is based on our valuers
assurmnptions on future recurring non-recoverable revenue expenditure.

In calculating the EPRA 'topped-up’ NIY, the annualised net rent is increased by the toial contracted rent from expiry of rent-free pericds
and future coniracted rental uplifts where defined as not in \ieu of growih. Overall topped-up” NIY is catculated by adding any other
cantracted future uplift to the “topped-up” net annualised rent.

The net reversionary yield is calculated by dividing the totat estimated rentat value [ERV] for the completed property portfolio,
as determined by our external valuers, by the gross compieted property porttolio valuztion.
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The British Land Company PLC 00421920

Table B continued

The EPRA Vacancy Raie is calculated as the ERV of the unrented, lettable space as a propoertion of the total rental value of the completed

property portfolio.
EPRA Vacancy Rate [Unaudited]

31 March 31 March
2022 2021

£m Em

Annualised potential rental value of vacant premises 33 42
Annualised potentiat rental value for the completed property portfolio 526 507
EPRA Vacancy Rate 6.3% B.3%

The above is stated for the UK portfolio only. A discussion of significant factors affecting vacancy rates is included within the Strategic

Repart [page 63).
EPRA Cost Ratios (Unaudited)

2022

200

£m Em
Property operzling expenses 48 94
Administrative expenses 88 T4
Share of joint ventures expenses 14 45
Less: Perfermance and management fees lirom joint ventures! L] 17)
Nel other fees and commissicns (4 (4)
Ground rent costs and operating expenses de facto includedin rents [25) [21)
EPRA Costs fincluding direct vacancy costs) [Al 112 183
Cirect vacancy ¢osls } [42) [31]
EPRA Costs lexcluding direct vacancy costs) (8) 70 152
Gross Rental Income less ground rent costs and operaling expenses de facto inctuded in rents 323 341
Share of jaint ventures |IGRI less ground rent costsl 139 142
Totat Gross rental income less ground rent costs [C) 462 483
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%
Impairmment of tenani debtors, tenant incentives and accrued inceme {0) {8} a3
Adjusted EPRA Cost Ratio lincluding direct vacancy costs and excluding impairment of tenant debtars, accrued
income, tenant incentives and contracted rent increases) (A-DI/C 26.0% 20.7%
Adjusted EPRA Cost Ratio lexctuding direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tenant incentives and contracted rent increases) {B-DIC 16.9% 14.3%
Overhead and operating expenses capitalised hincluding share of joint ventures) 7 &

In the current year, employee costs in relation to staff time on developrent 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 ralios have also been presented which remove the impact of the impairment of tenant debtors, tenant incentives and accrued

income which are exceptional ilems in the current year, to show the impact of these items on the ralios.
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Supplementary disclosures continued
Unaudited unless otherwise stated

Table C: Grass rental income (Audited)

2022 2021

tm {m

Rent receivable’ 479 493
Spreading of tenant incentives and contracied rent increases 8 n
Surrender premia 3 4
Gross rental incame 490 308

1. Group gross rental income includes £7m [2028/21: £5m) ol all-inclusive rents relaling to service charge income.
The current and prior year information is presented on a proporticnally consolidated basis, excluding non-controlling interests.

Table D: Property related capital expenditure [Unaudited)

Year anded 31 March 2022 Yaar eded 31 March 2071
Jaint Jownl

Group ventures Toatal Group veniures Total

£m £m tm £m Em Em

Acquisitions 596 34 630 52 - 52

Development 175 33 208 104 25 129

Investment properties

[neremental letiable space 1 - 1 1 - 1

No incremental lettable space 12 25 37 31 8 =9
Tenant incentives 21 3 24 ? 5 7 :

Other rmateriat non-allocated iypes of expenditure 2 3 5 5 i [

Capitalised interest b 1 7 6 2 8

Total property related capital expenditure T 813 99 912 201 &1 262

Canversion from accrual to cash basis 42 7 35 34 14 48

Total property related capital expenditure on cash basis 855 92 947 235 75 340

The above is presented on a prapertionally consolidated basis, excluding non-controlling interests and business combinations. The
‘Other material nen-allocated types of expenditure’ category contains capitalised staff costs of £5m [2020/21: £4m.
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OTHER INFORMATION (UNAUDITED]

Data inctudes Group's share of Joint Ventures

FY22 rent collection'

The British Land Company PLC 00621920

Renl due between 25 March 2021 and 24 Mareh 2022

Oflices Relat Tatal
Received 100% 95% 97%
Rent fargiven - 1% 1%
Outstanding - 4% 2%

100% 100% 100%
Total €1%6m £270m £466m
March quarter 2022 rent cotlection'
Reni dug between 25 March 2022 and 10 May 2022 Oilices Ratal? Total
Received 98% 92% 6%
Rent forgiven - - -
Customer paid menthly ’ - 2% 1%
Outstanding 2% 6% 3%

100% 100% 100%
Totat £44m £31m £75m
1. As at 10 May 2022, P
2. Includes non-office customers located within our London campuses,
Purchases
Since 1 Aprit 2023 Price {100%] Prica [BL Share]  Annualised Nel Renis
Purchases Sector £m Em £m'
Completed
Hercules Unit Trust units Retait 148 148 12
Thirrock Retail Park " Retail 82 82 5
Reading Gate Retail Park Retail 48 34 2
Blackwater Shopping Park, Farnborough Retail 3g 38 2
B&Q, Cambridge Relait 24 24 1
Oe Mandeville Retail Park Retait 24 24 -
Hannah Close, Wembley Logistics 187 157 4
Heritage House, Enfield Logistics 87 a7 2
Verney Road Logistics kLl 3t -
Finsbury Sguare ¢ar park, London Logistics 20 20 1
Peterhouse Technology Park, Cambridg Campuses 75 75 3
Waterside House, Guildford ' Campuses 15 15 1
The Priestley Centre, Guildford Campuses 12 12 -
Total 781 747 33
1. BL share of annualised rent tapped up lor rent frees.
Sales
Swince 1 April 2020 Price [100%! Price |BL Share]  Annualised Net Renis
Sales Secior Em £m Em'
Campleted
Virgin Active, Chiswick Retail 54 54 2
Waodfields Retail Park, Bury [part-salel Retail 36 36 2
Beaumont Leys {Fleicher Mall) Retail 9 9 1
Virgin Active, Brighton Retail 14 14 2
Debenhams, Plymouth Retail 4 [ -
Wardrobe Court Residential 70 70 -
StAnne's, Regents Place? Residential & 6 -
Clarges, Mayfair Residential 3 3 -
Canada Water (50% sale) Campuses 580 290 1
Exchanged
Paddington Central (75% salel* Campuses 934 694 27
Total 1,710 1,180 35
1. BL share of annualised rent topped up for rent frees.
2. Exchanged prior to 1 April 2021,
3. Exchanged post year end.
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OTHER INFORMATION (UNAUDITED) continued

The British Land Company PLT 00621920

Partfalio Valuation by Sector

Grovp Joint veriures Total Change%”
At 31 March 2022 Em £m £m Hl H2 EY
West End 3479 128 3607 2.8 1.4 45
City 438 2415 2853 2.6 21 4.7
Canada Water & other Campuses 147 283 430 69 6.4 12.9
Residential? 77 - 77 10.8} 47 b4
Campuses 6,341 2,826 6,967 3.0 2.4 5.4
Retail Parks 1.871 223 2114 7.1 . 13.6 207
Shapping Centre 332 448 800 120 . [21) [6.1)
Urban Lagistics 3la 5 319 (0.5} 0.4 -
Other Retait 251 1% 267 10.4} 35 2.5
- Retaif & Fulfilment 2,788 712 3,500 2.7 75 9.9
Total 6,929 3,538 10,467 2.9 4.0 6.8
Standing fnvestments 6,224 3,099 9,323 2.2 35 5.5
Developments 705 439 1,144 4.3 7.8 11.7

On a proporticnally consolidated basis including the Group's share of joint ventures.

1. Vatuation movement during the year iafier taking account of capiiat expendiure) of properiies held a1 the balance sheet gaie, including devetopmenis fclassified by
end usel, purchases and sates. .
2. Stand-atone residential.

Graoss Rental Income!

12 months ta 31 March 2022 Annualised s at 31 March 2022
Acceunling Basis £m Group Joint venluras Total Graup Joint veniures Total
West End 123 & 129 123 S 128
City N 13 85 98 7 19 86
Canada Water & other Campuses 8 9 13 & - 4
Residential? 1 - 1 1 - 1
Campuses 145 95 241 137 (3 Fy4)
Retail Parks 131 15 t4é 129 i 145
Shopping Centre 47 33 80 42 32 74
Urban Logislics 3 - 3 7 - 7
Other Retail 19 ] 20 18 1 19
Retajl & Fultiment 200 49 249 194 49 245
Tatat RIAY 145 490 333 133 466

On a proportionally consolidated basis including the Group’s share of joint ventures.

1. Gross rental income will differ irom annualised valuation rents due {6 accounting adjustmenis for fixed & minimum coniracted rental uplifts and lease incentives.
2. Siand-alane residential. )

Portfolio Net Yields"?

EPRA netiniLal  EPRA wopped up Overail tepped up el ¢qunvaient Nel equrvalest  Net reversionary

yiatd ney initial yielg netinitial yield yield  yeld movement yield ERV Grawth
As at 31 March 2022 % %! % % bps % %
West End 34 41 4.1 4.3 171 4.7 0.4
City 29 38 38 [ [15) 4.7 (0.4
Other Campuses 49 4y 4.9 5.2 1 56 6.4
Residential 38 38 38 [ - 31 R4}
Campuses 3.2 4.0 4.0 4.3 1111 4.7 0.0
Retail Parks 6.2 65 6.6 59 [t51) 5% 2.0
Shopping Centre 7.1 7.6 78 7.6 3 8.0 5.2
Urban Logistics 2.0 20 20 2.5 {791 2.4 83
Gther Retail 52 5.4 4.1 4.4 (18} 6.4 a8
Retail & Fulfilment 6.0 6.3 6.4 5.0 197) 6.1 [2.8)
Total 4.3 Ly 4.9 4.9 [42) 5.2 [1.2]

On a propart:onally cansolidated basis including the Group’s share of jaint ventures.

. Including notienal purchaser’s cosls

. Excluding commilted developments, assets held lor development and residential assels. .

. Including rent contracied from expiry of reni-free periods and fixed uplifts not in lieu of rental growth.
Including ted/minimum uplifts lexcluded from EPRA definitian).

. As caleylared by MSCI,

RN —
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Total Property Return las calculated by MSCI)

The British Land Company FLC 00621920

12 months 1o 31 March 2022 Offices Retail Total
% Brilish Land MSCI British Land MSCI Eritish Land M5CI
Capital Return 58 3.2 11.6 88 7.4 14.9
- ERV Growth 0.1 1.4 12.9] (2.0 (.21 3.1
- Yield Mavement' [11] bps {231 bps (97 bps 1821 bps 162} bps 167) bps
Incormna Return 2.4 37 7.6 5.4 4.0 4.2
Total Property Return 8.5 7.0 20.0 14.9 1.7 19.46
0On a propartionally consalidated basis including Lhe Group's share of joint ventures.
1. Net equivalent yield movement.
Top 20 Tenants by Sector
% of Retail & % of Campuses
As at 31 March 2022 Fulfilment cent
Retail & Fulfilment Campuses
Next 4.9 . Meta |Facebook) V7.4
Walgreens [Boots| 48 Dentsu international 4.7
M&S 41 Visa 4.0
JO Sportis 3.2 Herbert Smith Freehills 2.9
Currys Plc 3.1 Gazprom 2.6
J Sainsbury 28 Microsoft Corp - 25
TIXITK Maxx) 28 SMBC 2.2
Frasers Group 2.5 Vodafone 2.0
Asda Group 2.2 Deutsche Bank 1.9
Kingfisher 2.0 Henderson 1.7
Tesco plc 2.0 ReedSmith 1.6
DFS Furniture 18 TPICAP 1.6
Hutchisen Whampoa 1.8 The Interpublic Group IMcCannl| 1.6
TGI Friday's 1.8 Softbank Group 1.5
River 1sland 1.4 Mayer Brown 1.4
Homebase 1.5 Mimecast 1.3
Primark 1.5 Credit Agricole 1.2
H&M 1.4 Kingfisher 1.2
Wilkinsan 1.3 Milbank LLP 1.1
Pets at Home 1.2 Menzo Bank 7.1
Total top 20 48.3 Total top 20 §5.5
Major Holdings
Bl Share sqht Rent [100%!} Qccupancy Leasa
As at 3i March 2022 % ‘000 £mopa'* rate % {ength yrs
Broadgate 50 4,648 189 96.7 6.4
Regent’s Place 100 1,740 85 95.2 87
Paddington Central® 100 958 47 99.6 52
Meadowhall, Sheftield 50 +.900 47 95.9 41
Glasgow Fort, Glasgow 100 510 17 947 5.2
Teesside, Stockion 100 549 15 95.0 2.6
Hannah Close, Wembley 100 246 3 100.0 3.4
Ealing Broadway, London 100 540 11 95.0 3.7
Drake's Circus, Plymouth 100 1190 16 1.9 49
Gillbraok, Notungham 100 198 7 100.0 4.7
1. Annualised EPRA contracied rent including 100% of joint ventures,
2. Inctudes accommodation under affer or subject to asset management.
3. Weighted average to first break,
&, Excludes cornmitted and near term developments.
5. Post year end, exchanged on the sale af 73% of the majority of assets in Paddington Central
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OTHER INFORMATION {UNAUDITED] continued

Lease Length & Occupancy

The British Land Company PLC 00621920

Average lease length yrs

Ogcupancy rate %

As al 31 March 2022 To expiry Tobreak  EPRA Occupancy Occupancy'™
West End 78 7.2 95.7 968
City 74 6.5 20.2 96.2
Other Campuses 77 6.8 100.0 100.0
Residential 16.5 162 1000 100.0
Campuses 2.7 7.0 935 96.7
Retail Parks 6.0 A4 P44 97.4
Shopping Centre 56 43 920 939
Urban Logistics 54 45 998 99.8
Other Retail 82 7.7 42 95.9
Retail & Fultilment 6.0 4.6 94.0 94.3
Total 6.8 5.8 3.7 94.5

1. Space allocated to Storey is shown as accupied whera there is 2 Storey tenant in place gtherwise itis shown as vacant. Tedal occupancy would rise from 94.7% to

97.2% if Starey space were assumed lo be dully let.

2. Includes accemmodation under offer or subject to assel management.

3. ‘Where atcupiérs have entered administration or CVA but are still lisble for rates, these are trealed &s occupied. If pits in administration are trealed as vacant,
then the occupancy rate for Retait & Fullilment would reduce from 96.3% to 94.5%. and totat occupancy would reduce fram 94.5% to 95.6%.

Portfolio Weighting

200 2022 022
As at 31 March % % £m
West End 35.9 345 3.607
City s 273 2,853
Canada Waler & other Campuses 6.1 41 430
Residentigl! 0.6 0.7 77
Campuses 704 &b.b 6,967
Retail Parks 17.6 202 2114
Shopping Cenire 8.3 7.4 800
Urban Logistics 1.2 39 39
Cther Ratail 28 2.6 267
Retail & Fultilment 249.9 33.4 3,500
Total 100 100 10,4567
Lendon Weighting 77% 73% 7404
On a propartionally consolidated basis including the Group’s share of joint ventures.
1. Stand-alone residential.
Annualised Rent & Estimated Rental Yalue [ERY)

Annualised rent Ivatuation basis ERV Average rent
Emt Em Epst

As at 31 March 2022 Greup Joint ventures Total Total Caniracied® ERV
West End® 114 5 1y 141 639 6%.4
City? 7 72 79 123 535 56.4
Canada Waler & other Carmpuses [} - 4 8 27.2 34.5
Residential* 1 - 1 ] 41.7 309
Campuses 128 77 205 293 52.% 57.8
Retail Parks 133 17 150 134 223 19.2
Shopping Centre 39 39 78 78 39 22.4
Urban Logistics 7 - 7 g ne 15.6
Other Retail 17 ! 18 19 110 112
Retail & Fulfilment 196 57 253 240 207 18.8
Tatal 324 134 458 53] 295 29.9

On a propartionally consolidated basis mcluding the Group's share gl joint ventures and lunds, excluding commitied, near lerm and assets held for development,

1. Gross rents plus, where rent reviews are gutstanding, any increases to ERV |as determined by the Group's external valuers), less any ground rents payatle under
head 2ases, excludes contracted rent subject to reni free and future uplift.

2 Annuslised rent, plus rent subject to rent Iree.
3. Epsf metrics shown for otfice space only.
4. Stand-alone residential.
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Rent Subject to Open Market Rent Review

The British Land Company PLC 00621920

For year ta 31 March 023 024 2025 2026 2027 2023-25 2022-27
As at 31 March 2022 Em £m £m Ern Em Cm Ern
West End 23 4 15 g 22 42 73
City i 15 8 26 [3 24 54
Canada Water & other Campuses - - 1 - - 1 1
Residential - - - - 1 - 1
Campuses 24 19 24 35 27 &7 129
Retail Parks g 8 9 8 7 26 41
Shopping Centre 8 3 3 2 3 14 19
Urban Logistics - - 1 - - i 1
COther Retail 1 2 1 - 1 [ ]
Retail & Fulfilment 18 13 14 10 " 45 b&
Total 42 32 38 45 38 112 195
On a proportionally consclidated basis including the Group’s share of joint ventures excluding committed, near term and assets held for development.
Rent Subject to Lease Break or Expiry
For year to 31 March 2023 2024 2025 2028 2027 2023-29 2023-27
As #t 31 March 2022 Em £m Em £m {m £m Em
West End i9 15 | 13 8 45 66
City 7 16 4 17 3 27 47
Other Campuses 1 2 - - 1 3 4
Residential - - - - - - -
Campuses 27 33 15 30 12 75 117
Retail Parks 23 28 19 21 18 70 109
Shopping Centre 16 12 9 12 7. 37 56
Urban Logistics - - 2 4 - 2 &
Qther Retail 4 1 i 1 1 [ 8
Retail & Fulfilment 43 41 3 J8 26 11% 179
Total 70 74 1) £8 38 190 295
% of contracted rent 13.7 14.0 8.9 13.2 7.2 34.6 587.0
On a proportionatly consolidated dasis including the Group's share of joint ventures.
Recently Completed and Committed Developments

. Pra-let &

8L Share 100% gq ft Currant Value Cosl to come ERV under offer  Ferecast IRR

As at 3t March 2027 Secior % 000 PC Calendar Year £m £m' £m? £m* %
1 Triton Square Qifice 100 369 Q2 2021 545 - 24.3 23.9 12
Total Recently Completed 369 545 - 24.3 23.9
Nertan Folgate Otfice 100 335 Q4 2023 235 157 23 7.5 1
Aldgate Place, Phase 2 Residential 100 136 Q2 2024 48 86 &0 - 10
1 Broadgate® Cffica 50 544 a2 2025 147 210 20.2 13.7 12
The Priestley Centre, Guildford Office 100 81 Q22023 13 19 28 - 22
Canada Water, Plot AV Mixed Use 50 273 G3 2024 24 103 33 -
Canads Water, Plot A2 Mixed use 50 250 Q3 2024 16 40 5.0 81endt1.c1f
Canada Waler, Plot K1? Residential 50 62 Q2 2023 2 13 - -
Total Committed 1,682 487 448 0.4 21.2
Oiher Capital Expenditure* 23

On a proportionally consolidated basis including the Group’s share of joint venlures and funds [except area which is showa at 100%].

LA -

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

o e

. Pre-let & under offer excludes 114,000 sq it of office space under option,
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. Capex commitied and underway within our investment portfolio relating to {easing. infrastructure and asset managemenit.

. From 31 March 2022, Cosl to come excludes notional interest as interest is capitalised individually on each development at our capitalisation rate.
. Estimated headline rental valve net of rent payabte under head leases lexcluding tenant incentives).
. The London Boraugh of Southwark has confirmed they will nat be investing in Phase 1, but retain the right to participate in the development of subsequent plets ud
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OTHER INFORMATION (UNAUDITED! continued The British Land Company PLC 00621920

Near Term Development Pipeline

8. Share 100% sq it Eaclfest Start  Current Yalue Cost to Came ERV UnderLuel‘i:r Ptanning
As at 31 March 2022 Secior % ‘0] on Site £m £m' £m* Em  Sialus
2-3 Finsbury Avenue Office 50 718 (32022 7 433 31.0 - Consented
5 Kingdom Street Office 100 438 Q42022 122 397 339 - Consented
Meadowhall RDD Urban Lagistics 50 404 Q32022 4 37 24 - Consented
Ealing - International House  Cffice 100 165 (32022 20 9é 9.3 - Consented
Totat Near Term 1,925 219 963 76.6 -
Other Capitat Expenditure? 167

On a proportionally consolidated basis including the Group's share of joint venlures and funds lexcept area which is shown at 100%).

1. From 31 March 2022. Cost te come excludes notional inlerest as interest is capitalised individually an each development at our capitatisation rate.
2. Estimated headline renial value nel ol rent payable under head leases lexcluding tenant incentives).
3. Forecasl capital commitments within our investment portlolio aver the nexi 12 months relating ta leasing and 2sset enhancement.

Medium Term Development Pipaline

8L Share 100% Sq ft
As a3t 31 March 2027 Sector % ‘000 P1anning Status
Thurrock Urban Logistics 100 359 Pre-submission
Enfield, Heritage House Urban Lagistics 100 431 Pre-submission
Hannah Close, Wembley Urban Logrstics 100 68 Pre-submission
Verney Road ) Urban Logistics 10 146 Pre-submission
Teesside, Logistics Urban Laogistics 100 299 Pre-submission
Euston Tower Office 100 578  Pre-submission
West One Development Othice 25 73 Pre-submission
Finshury Square Urban Logistics 100 47 Pre-submission
Ealing - 10-40, The Broadway Mixed Use 106 325 Pre-submission
Gateway Building Qlfice 100 1053 Consented
Canada Water - Future phases’ Mixed Use 50 4,499 Consented
Total Medium Term 7,746

On a proporticnatly consolidated basis including the Group’s share of joint ventures and lunds fexcept area which is shown a1 103%.

1. The Lendan Sorough of Scuthwark has the right to invesl in up o 20% of the completed devetopment. The cwnarship share ot the joint venture betwean British Land
and AustralianSuper 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 sustainabitity reporting irom the European Public Real Esitate Association [EPRA). ten years running.
For our full EPRA sustainability reparting. methadology and the 2022 DNV Assurance Statement, please see our Sustainability Accounts
2022 at britishland.com/data. Setected data has been independently assured since 2007. Selected data in the Sustainability Accounts for
2022 has been independently assured by ONV in accordance with the international Standard on Assurance Engagemants [ISAE] 3600
revised - Assurance Engagements other than Audits and Reviews of Historical Financiat Information’ [revised], issued by the Inlerna[mnal
Auditing and Assurance Standards Board.

This year, full disclosure against the EPRA Sustainability Best Practice Recommendations can be lound in the 2032 Sustainability Accounts

Governance indicators

Annyal Repart and Accounts 2022

Compaosition of the highest governance body Board's Executive and Non-Executive Directors pages 101-103
Tenures of Non-Executive Directors page 118

Ngminating and selecting the highest governance body Appointment process for new Dicectars page 117

Process for managing conficts of interest Beard procedure for managing conllicts of interest psge 104
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TEN YEAR RECORD

The table below summarises the (ast ten years’ results, cash flows and balance sheets.

The British Land Company PLC 00621920

2022 2021 2020 19 2018 2017 216 2015 W18 2012
£m {m fm £m Em Emn Em Em £m £m

Income’ . )
Gross rental income 490 508 560 576 613 643 494 618 597 5467
Net rental inceme 429 347 478 532 576 410 420 585 562 541
Net fees and other income 13 1 13 10 15 17 17 17 15 15
Interest expense {nat| {102) 1103] [ 1121] (128] {151) |1801 [20i1] {202) {208)
Admirisirative expense 189) 174] 174 183} (33| 184} [94) 188l {78 {78)
inderlying Profit 251 201 306 340 380 390 343 313 297 274
Exceptional costs
Inot included in Underlying Profit) - - - - - - - - - _
Dividends paid 157 78 148 298 302 296 287 277 266 234
Summarised balance sheets’
Total properties at valuation? 10,476 2140 - MA77 12316 137146 13940 144648 13677 12040  10.499
Net debt [3,458) (29381 [3.854) {3.5291 139730 (42230 14745) (49180 (4.890] |4.266)
Other assets and liabilities [247} (152} 1110] [146) 183} 12191 191 274 [123] 12566)
EPRA NTA/NAV [fully diluted)s 5,771 6,050 7.213 8,649 9.560 9458 10,074 9.035 7.027 5,947
Cash fiow movement - Group anly
Cash generated fram operalions 256 218 404 617 351 379 341 g 243 197
Other cashflows from operations (BRI 169) {29] (4) 2 [18) [47) (33) [24) {7)
Net cash inflow from
operating aclivilies 245 149 375 413 353 363 %4 285 219 i90
Cash inflow leutflow] from
capital expenditure, investments,
acquisitions and disposals 1385) 10 (35611 187 346 470 230 (AERI! 1640] 202
Equity dividends paid [155) |74] (295) (298] (304) 1295} 1235] (228 {159 1203]
Cash {outflow] inflow from
management of liquid resources
and financing 215 11,0221 232 (385} j404) (538! 12831 20 507 213
|Decrease) increase in cash® {80) 139} 149] 137 (9] - [ [34] 7 12]
Capital returns
Growth in net assets? 1.9% N&0% [16.61% 1951% 07% [5.71% 11.5%  28.6% 17.8% 10.9%
Total accounting return 14.8% [15.10% [110% [3.31% 89% 2% 14.2% 24.5% 200% 4.5%
Total accounting return -
pre-excepticnal 14.8% [1511% [1101% [3.31% 8.9% 2.7% 14.2%  245%  20.0% 4.5%
Per share information
EPRA NTA/NAY per share’ 727p $48p TTp ?05p 967p $15p 919p 82%p 488p 5%6p
Memorandurm
Dividends declared in the year 21.92p 15.0p 16.0p 31.0p 30.1p 29.2p 28.4p 27.7p 27.0p 25.4p
Dividends paid in the year 16.96p §dp 305p 30.5p 29.6p 28.8p  280p 27.3p 26.7p 26.3p
Diluted earnings
Underlying earnings per share 27.4p 18.8p 32.7p 349p 37.4p 37.8p 34.1p 30.6p 2%.4p 30.3p
IFRS [loss) earnings per sharet 103.3p [(111.2)p 1110.00p  (30.0lp 48.5p 1470 1197p 1673p 1i0.2p 31.5p

. Including restatementin 2016

- ST, Ny XY

. Including share of joint ventures and funds.
. Represents movement in diluled EPRA NTA in 2022 t1a 2021 and movemnent in diluled EPRA NAY from 2020 to 2012
. Including surplus over book value of trading and development properties.

. Represents mavement in cash and cash equivalents under IFRS and movements in cash under UK GAAP.
. EPRA NTA is disclosed in 2022 10 2621 and EPRA NAV is disclosed from 2020 ta 2012
. EPRANTA per share is disclosed in 2022 to 2021 and EPRA NAV per share is disclosed from 2020 10 2012,
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SHAREHOLDER INFORMATION

Analysis of shareholders -
31 March 2022

The British Land Company PLC 00621920

Share dealing facilities

By registering with Shareview, Equiniti also provides existing and
prospective UK shareholders with a share deating facility for buying
and selling British Land shares online or by phone.

For more information, cantacs Equiniti at shareview.co.uk/deating
or call 0845 603 7037 IManday to Friday excluding public holidays
from 8.00am to 6.00pm|. Existing British Land shareholders will
need the reference number given on their share certificate to
ragister. Similar share dealing facilities are provided by other
brokers, banks and financial services.

Number Batance as ak
N of meldings % 31 March 2022 1)
1-1.000 4,219 56.91 1,646,579 018
1,001-5,000 1,904 25.69 4,235,102 0.45
5.001~20.000 54 b.96 5135995 0.55
20,001-50,000 202 272 6,648,442 0.6%
50,001-highest 572 7.72 920,622,317 78.14
Total 7.613  100.00 938,109,635 100.00 Websi
Halder type
Individuals 5.195 70.08 BB66,223 0.94
Nominee and
institutional investors 2.218 29.92 929,245,212 §9.06
Total 7,413  100.00 934,109,435 100.00

. Excluding 11,266,245 shares held in treasury.

Registrars
British Land has appeintad Equiniti Limited 1Equiniti) to administer
its shareholder register. Equiniti can be contacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN99 60A

Tel: 0375 384 2143 (UK callers)
Tel: +44 ]0)121 415 7047 |Overseas callers)

Lines are open from 8.30am 1o 5.30pm Monday 1o Friday excluding
publi¢ holidays in England and Wales.

Website: shareview co.uk
By registering with Shareview, sharehalders can:

- view their British Land shareholding online
- update their details
- eleci to receive shareholger mailings electronically

Equiniti is also the Registrar for the 8LO Property Holdings
Limited Stack. .
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and shareholder communications

The British Land corporate websiie contains a wealth of material
for shareholders, including the current share price, press releases
and information on dvidends. The websiie can be accessed al
britishland.com

Briish Land encourages its sharehoiders to receive sharenolder
communicatlions electranically. This enables sharehclders to
receive information guickly and securely as well as in 3 more
environmentally friendly and cost-effective manner. Further
informatian can be obtained from Sharaview ar the

Shareholder Helpline.

ShareGift

Sharehalders with a small number of shares, the value of which
makes it uneconomic to sell thern, may wish to consider donating
their shares to charity. ShareGift is a registered charity {No. 1052686}
which collects and sells unwanted shares and uses the proceeds

to support a wide range of UK charities. A ShareGiit donation form
can be obtained fram Equiniti.

Further information aboyt ShareGif{ can be obtained from their
websile. sharegift.org

Honorary President

In recognition of his work building British Land inte the industry
leading company it fs today, Sir John Ritplat was appointed as
Honorary President on his retirement from the Board in
December 2006.

Registered office

The British Land Company PLC

York House

45 Seymaur Street, London W1iH 7TLX

Telephone: +44 (0120 7486 4464
Registered number: 621920

Website: britishland.cam



Dividends

As a REIT, British Land pays Property Income Distributian (P10}
and non-Property Income Disiribution {non-PID] dividends. Mare
information on REITs and PIDs can be found in the Investars
section of our website at britishland.com/dividends

British Land dividends can be paid directly into yeur bank or
building society accouni instead of being despatched to you by
cheque. More information about the benefits of having dividends
paid directly into your bank or building seciety account, and

the mandate form to set this up, can be found in the Investors
section of pur website at britishland.com/dividerd-fags

Scrip Dividend Scheme

British Land may offer shareholders the opportunity to
participate in the Scrip Oividend Scheme by offering a

Scrip Alternative to a particular dividend from time to time,
The Scrip Oividend Scheme allows participating sharehelders
to receive additional shares instead of a cash dividend.

For more informalion please visit the Investers section

of our website at britishland.com/scrip-dividend-scheme

Unsolicited mail

British Land is required by law lo make ils share register available
cn request Lo other organtsations. This may resutt in the receipt of
unsalicited mail. To limit this, shareholders may register with the
Mailing Preference Service. For more information, or to register,
visit mpsonline.org.uk

Shareholders are alse advised te be vigilant in regard ta share
fraud which includes telephone calls offering free investment
advice or offers to buy and sell shares at discounted or highly
inflated prices. If it sounds too good to be true, it aften is. Further
infarmation can be found on the Financial Canduct Authority's
website lca.org.uk/scams or by calling the FCA Consumer
Helpline on 0800 111 6748.

The British Land Company PLC 00421920

Tax

The Groug elected for REIT status on 1 January 2007,

paying a £308m conversion charge te HMRC in the same year,
As a consequence of the Group's REIT status, tax is not levied
within the corporate group on the qualifying property rental
business but is instead deducted from distributions of such
income as Property tncome Distributions [(P10] ta shareholders.
Any income which does nol fall within the REIT regime 15 subject
to tax within the Graup in the usual way. This includes profits
on praperty trading aclivily, property-related fee income and
interest income. As cutlined in Note 7 te the accounts, there
was a shortfallin P10 payments for the year to 31 March 2020.
We remained compliant with the REIT regime through the
payment of additional corporation tax. We continue to pass

all REIT tests, ensuring that our REIT stalus is maintained.

We workiproaclively and openly to maintain a constructive
relationship with HMRC. We discuss matters in real-time
with HMRC and disclose all relevant facts and circumstances,
particularly where there may be tax uncertainty ar the law is
unclear. HMRC assigns risk ratings ta all large companies.
We have a low appetite lor tax risk and HMRC cansiders us

to be ‘Low Risk’ (a status we hzve held since 2007 when the
rating was first intreduced by HMRC).

Further information on cur Tax Strategy can be found in the section
Our Approach to Tax Strategy at britishland.com/fgovernance.
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SHAREHOLDER INFORMATION continued

Farward-looking statements

This Annual Regorl contains certain [and we may make other
verbal or written] ‘forward-tooking' statements. These forward-
looking statements include all malters that are not histericat fact.
Such statements reflect current views, intentions, expectatians,
forecasts and beliefs of British Land concerning. among other
things, our markets, aclivities, projections, strategy. plans,
inittatives, objectives, performance, financial condition, liquidity,
growth and prospects, as well 8s assumptions about future events
and developments. Such ‘farward-looking statements can
sometimes, but not always, be identified by their reference ta

a date or point in the future, the future tense, ar the use of
‘forward-tooking’ terminolegy. including terms such as believes’,
‘considers’. ‘estimales’, ‘anlicipates’, ‘expects’, forecas!s’,
intends’, ‘continues’, "due’, "potential’, ‘possible’, ‘plans,

‘seeks’, ‘projects’, 'budgel’, ‘ambition’, ‘mission’, “objective’.
‘goal’, ‘quidance’, ‘trends’, ‘future’, ‘outlook’, "scheduie’, target’,
3t ‘may, likely o7, wall, 'would', ‘could’, ‘shoutd’ or similar
expressions or in each case their negative or other varations

or comparable terminology. By their nature, forward-looking
staterments involva inherent known and unknown risks,
assumplions and uncerlainties hecause they relate to future
everits and circurmsiances and depend on arcumstances which
rmay or may noi accur and may be beyond our abality Lo control,
aredict or estimata Forward-laoking statements skoutd be
regarded with caution as actual outcomes or results, or plans or
objeclives. may differ matenally from those expressed in or implied
by such statements. Recipients should not place reliance on, and
are cautioned about relying on. any forward-looking slalements.

important factors thai could cause actual resulls lincluding

ihe payment of dividends), performance or achievements of
British Land to ditfer materially from any outcomes and resulis
expressed or implied by such forward-looking statements include,
amang other things: [a] general business and political, social and
aconomic conditions globally, Ib) the consequences of the United
®ingdam's withdrawal from the Eurapean Unian, [c| industry and
market irends (including demand in the praperty investrent ’
market and property price volalility, Id] competition, le] the
behaviour of ather market participants, {f} changes in govarnment
and ather regulation including in relation to the environment,
landlord and tenant law, health and safety and taxation [in
particutar, in respect of Brntish Land's status as 2 Real Esiaie
Investment Trust, [gl inflation and consumer confidence, [h] labour
relations and work stoppages. [i] natural disasters and adverse
wealther canditions, Ij} terrarism 2nd acts of war, [ki British Land's
ovarall business strategy, risk appetite and investment choices in
its poartfolio management, [l iegal or other proceedings against or
affecting British Land, Im] reliable and secure IT infrastructure,
Inl changes in occupier demand and tenant gefault, (o} changes

in financial and equity markets including interest and exchange
rate fluctuatians, {p) changes in accounting practices and the
imerpretation of accounting standards, {g) the availatnlity and

cost of finance, (r] the consequences of the Covid-19 pandemic.

[s} changes in censtruction supplies and \abour availahility or

cost inftatien and [1) the Ukraine conflict and its impact on supply
chains and the macroecanomic outloak. The Camgpany’s peincipal
risks are described in greater detail in the section of this Annual
Report headed Principal Risks on pages 88-94 linclusivel. Forward-
looking statements in this Annual Report, or the British Land
website or made subsequently, which are attributable to British
Land er persons acting on its behall. should therefore be construed
intight of alt such factors,
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Information comained in this Annuat Reporl relating to Brivsh Land
or its share price or the yield on ils shares are not guarantees of,
and should not be relied upon as an indicatar of, future perfermance,
and nathing in this Annual Repert should be construed as a proht
facecast or profit estitmate, ar be taken as inplying that the earnings
of British Land for the current year or future years will necessarily
match or exceed the histarical or published earnings of British
Land, Any forward-looking statemenis made by of on behaif of
British Land speak only as of the date they are made. Such
forward-looking statemenis are expressly qualified in their

entirety by the factars referred 10 above and no representatien,
assurance, guaraniee of warranty is given in retation to them
[whether by British Land or any of its associates, Directors,

ofticers, emplayees or advisersi, including as te their completeness,
accuracy, fairness, reliability, the basts anwhich they were
prepared, or thetr achieverment or reasonablaness. Other than i
accordance wilh our tegal and regulatory obligations (including
under the UK Financial Conduct Authonty's Listing Rules,
Disclosure Guidance and Transparency Rules, the UK Market
Abuse Regulation, and the requirements of the Financial Conduct
Autherity and the London Stock Exchangel, British Land does nol
intend or undertake any obligation to update or revise publicly
forward-looking statements to reflect any changes in British Land’s
expectations with regard thereto or any changes in information,
evenls, conditions, circumstances or other informatign on which
any such statemeni is based. This document shall not, under any
circumstances, create any umplication thal there has been no
change in the business ar aifairs of Briish Land since tha date

of this document or that the information contained herein is

correct as at any time subsequent tc this date.

Naothing in this document shall censtilute, in any jurisdiction,

an cffer or solicitatian 10 setl or purchase any securities ar oiher
financial instruments, noar shall it constitute a recommendaltion,
invitation or inducement, or advice, in respect of any securities
or other financiat instruments or any other matier.

The Annual Repart has been prepared for, and only for, the
members of British Land, as a bady, and no ather persons. British
Land, its Directors, officers, employees or advisers do nat accept or
assume responsibitity to any other person to whom this document
is shown or into whose hands it may come, and any such
responsibility or tiabilily is expressly disclaimed.
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