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Presentation of financial information

The linancial staterments for the year ended

31 March 2022 have been pregared on the historical
cost basis, except for the revaluation of properties,
invesiments classified as fair value through profit
or loss and derivaiives. The financial statements
are prepared in accordance with UK-adapted
International Accounting Standards and the relevant
legal requirements af the Companies Act 2006
[1FRS’]. On 31 December 2020 EU-adepted IFRS
was brought into UK law and became UK-adopted
International Accounting Standards, with future
changes to IFRS being subject to endorsement by
the UK Endorsement 8oard. The cansolidated
financ:al statements have transitionad to UK-
adopted Iniernational Accounting Standards lor the
year ended 31 March 2022. This change constitutes
a cnange in accounling framework. However, there
15 No Npatt on recagnition, measurement of
distiosure in the year reported as a result of the
change in framewark. in the current financial year

the Group has adopted a number of minor
amendments to standards effective in the year
issued by the IASB, none of which have had a
malerial impact on the Group. The accounting
policies used are atherwise cansistent with those
contained 1 the Group’s previous Annual Report
and Accounts far the year ended 31 March 2021.
The Group's interests in joinl ventures and funds
are shown as a single tine ijem on the income
Staternent and balance sheet and all subsidiaries
are consolidated at 100%

Management considers the business principally
on a proportionally consolidated basis when setting
the siralegy. determining annval priorities, making
investrment and financing decisions and reviswing
pertormance. This mcludes the Group's shara of
jetntventures and funds on 3 line-by-line basis and
exciudes non-controlting interests in the Group's
subsidiaries, The financial key performance
indicators are also presented on This basis Refer
10 thie Finantiat review for a discussion of the IFRS

results. We supplement our IFRS figures with
non-GAAP measures, which management uses
internally. iFRS measures are lapellad as such,

See our suppleméntary disctasures which start

on page 233 for reconciliations, in addition to Note 2
in the financial staterents and the glossary found
at britishland.com/glossary.

integrated reporting

We inlegrate social and environmental information
throughaut this Reportin line with the International
integrated Reporting Framework_ This reflects

how gur industry-leading sustainability strategy
isintegrated inte our busingss, delivering lasting
vaiue for alt our siakehoiders. We publish additicnal
sacial and environmental ¢ata 1n our Sustainabitity
Accounts found at britishtand.com/data.

This Report was sighed aff by the Board
on 17 May 2022,
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Places People Prefer

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

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

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

Visit britishiand.com for more information



2022 KEY FINANCIAL AND NON-FINANCIAL HIGHLIGHTS

Financial highlights

The British Land Company PLC 00621920

Underlying EPS (diluted) Underlying Pratit EPRA NTA per share Dividend per share
274p §251m  727p 21.92p
2021:18.8p 2021: £201m 2021: 648p 2021: 15.04p

{FRS EPS IFRS profit after tax LFRS net assets Assets under management

103.3p

202%: 11120

$960m

2021: £11,083)m

Operational highlights'

£6,733m

2021 £5,983m

£14.3bn

2021: E12.70n

'Stakeholder cutcomes

39msq ft

leasing activity

Our strongest periermance in
10 years

1.7m sq ft

comimitted develapments

Incleding 585,000 sq ft
ai Canada Walter

14.8%

tatal accounting return

Driven by the £PRA NTA per
share uplift of 12.2%

23,949

beneficiaries from our
community activities

Focused on education,
employment, local business,
wellbeing and conneciing local
peaple and grganisations

6.8%

valuation gain across
the portfolio

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

£1.3bn

gross devetopment 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
malenials and piloling more
sustzinable alternatives

£2.2bn

capital activity

Including £290m from Canada
Water and E6%4m from
Paddingtan Centrat

ipast year end)

A

senior unsecyred credit rating

Wath £1.1bn of financing activity
during Whe year

2 British Land Apnual Report and Accounts 2022

S-star

GRESB rating

Incteding a § star rating in beth
standing assets and
developments

69%

staff engagement score

With 85% recommending
British Land as a plate (o work
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Reasons to invest in British Land

Focus on value creation

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

Read abouyt gur Strategy on pages 15-27

Attractive development pipeline

We have created a strong pipeline of development opportunities
within our portfolio which is a key driver of value creation. The total
pipeline covers 11.4m sq It including 5m sq ft at Canada Water, a
£5.6bn redevelapment scheme, and 2.8m sq ft of

oppartunities with a gross development value of

Read more about our developments on pages 20-21

Strong balance sheet

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

to progress our strategy.

Read abiout our financial policies and principles an pages 81-83

Best in class platform

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

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

Excellent ESG track record

Sustainability is ingrained in everything we do. Enviranmental
cansiderations are an important part of our decision making
process as we seek la minimise our carbon footprint. We forge
strong relationships with our local communities and autharities
and have a good track record of creating oppertunities for local
people at our places. This is an important driver of value for

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

British Land Annual Report and Accounts 2022 3



REASONS TO INVEST IN BRITISH LAND continued

Canada Water:
our investment
case in action

Image is a CGI

Focus on value
creation

The Canada Water Masterplan will create
an estimated £2bn of value 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 acceierate s delivery, we formed
a joint verture with AustralianSuper who
share our vision for the Masterplan.

Read about aur strategy on pages 16-27

4 British tand Annwal Report and Accounts 20227
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Best in class
platform

Our expertise across investment,

planning, development, assel management,
sustainability and financing makes us a
prefeqred partner foc institutianal capital,
telping us to attract AustralianSuper to

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

Read about our pevple an pages 17 and 35-37



Attractive
development pipeline

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

Read more about our devetopments an
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 cammunity engagement was key
to achieving planning for this scheme and
we continue to support local people for
example through affordable space, helping
young entrepreneurs grow their business.

Read about our pipeline of developments on
pages 20-21 and eur decision making process
on pages 160

The Rritish Land Company PLC 00621920

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 our
approach to managing risk 2s well as
providing access to new opportunities.

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

British Land Annual Report and Accounts 2022
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CUR PORTFOLIO

Khewtadge Quarter

.e:;;—;m.. *Kiﬂy‘s Cross

Q Saation
Regent’s Place % Panceas
13 acre office-led == Station
Carmnpus in Londan’s ® o] Elrsl‘on
Knowledge Quarter Pegent’s 1airon
Pack Warren
o Sireot
Edgware
Road
Pagdingtan O
arion The West End
[l S o HestEn Sand Creativa hub
Sireer s
Q atienham
Gx(f)oru‘ Soho Court Road
Gimus
Mayhir
o]
Piccadilly
Cireus

11 acre office-led
Campus close ta
Paddington Station

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

Our Campuses combine well connected,
high quality and sustainable buildings
with an attractive pubilic realm where
businesses can cluster togethar to
drive growth and innovation.

We are delivening a fourth Campus
at Canada Water and have identilied
opporiunities {o take this syccessful
. model outside Londen, targating centres
of innovaten such as Oxford, Cambridge
and well established resezrch parks.

Broadgate

We create value through develagrnent and
have agsembled an 8.6m sq ft development

2-3 Finsbury Avenue,

The ritish Land Company PLC 00621920

o Hoxton & Shoreditcn  Broadgate
Angel Horion (3 32 acre office-led
Campus adjacent
to Liverpool
Siticon Slreet Station
Teeh belt Roundabout
Ofd Sireel -
! [+)
Farringdon Shoreditch
®  High S o
o]
Magrgate (O
= - g
The City Liverppol &
Strect Station ‘i
Blyckiriars
Q
F3
& Q
A
4
Sauth Bank
Canada Water .
Masterptan fo)

Canada Water

Same images are CGls

pipeling across our Campuses, with 1.7m
sg ft already commirtted.

& British Land Annual Report and Acceunls 2022

Read more abou! our strategy on pages 16-27

93 acre redevelopment
schemein zone 2

8.6m sq ft pipeline of Campus developments

Priestiey Centre, Surrey
Research Park



Retail & Fulfilment

Qur Retail & Fulfilment . L United Kingdom

portfolio facuses on formats which
complement the growth of online.

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

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

Qur portfolio of shopping centres includes
well located cpen air schemes, as well as

e~ lradilional-covered centresm=—.—

Portfolio 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 development value of
Urban logistics pipeline

i) Traditional cevered
schemes
Open air schemes
primarily retail parks
Pipeline urban
logistics
Innovaticn Campuses
opportunity

The British Land Company PLC 00621920

Retail & Fulfilment
A modern, well located
UK netwerk

British Land Annual Report and Accounts 2022 7



HOW WE DELIVER VALUE The BritishLant Company PLC 00621920

: Our purpose is to create and
Plﬂces manage Places People Prefer
People

Prefer

Our inputs —> Our competitive strengths  —>
in dewvelopment and active
asset management

People
~ Breadth and depth of our expertise

' - Diverse and inclusive environment
- Culture of teamwork and collaboration

: Portfolio )
v aveeelo S Lo e 02 Well.connected, high quality London Campuses

- Prime partialio of well located retail parks
~ Auractive development pipeline forused on

Campuses and urban logistics in London

Relationships

- Close customer relaiionships

- Successful joini venture partnerships
- Strong links with Local communities huildings placemaking
- Trusted pariner for tocal authorities
- Gooed relationships with key suppliers

Sustainable Operations &

Financial strength

- Strong balance sheet

- Diverse and flexidle sources of finance

~ Successiul partnerships which mitigate risk

Qur values underpin everything we do:

Bring your Listen and Be smarter Build for
whole self understand together the future

8 British Land Annual Report and Accounts 2022



-Our business model —

"7,
S,

S Land

Places People Prefer

(S
jymanage & &

British
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Delivering value for
our stakeholders

Investors

We targel an average toial accounting
return [TAR| of 8-18% through the cycle by
focusing our capital on opportunities which
leverage our skill setin asset management
and development to creake value.

14.8% TAR

People

We creale a diverse and inclusive
environment which enables our pecple
1a achieve their potential. Our porifolio
includes some of the mast exciting
opporiunities in real eslate, enabling us
to attracl 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 flexibitity to grow with us and
are atrusted partner for the long term.

39m sq ft

leasing

Source growth &
value opportunities
We locus on opportunities
where we can create value
through our strengzhs in
3558t management and
development. We pursue
value accretive acquisitions
in the market and create
development opportunities
within aur partfolio.

Actively manage

& develop

Wae provide high quality,
modern and sustainable
space which we manage
ourselves to respond to
customers’ needs, We
provide the flexibility for
customers to grow with us
ang we redevelop our space
to drive incremental returns.
All aur developments are
net zerp carbon.

Recyele capital

We actively recycle capitai
oul of mature assets and
into opportunities where

we can creale value through
development and asset
management. We work
with partners te mitigate
financial risk and access Lhe
best opportunities and we
supplement returns with
management fees from
joint projects.

Sustainability

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

our stakehotders.

Read about our sirategy on pages 18-27

Communities

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

354

supportad into employment

Partners & suppliers

We develop long term retationships with
suppliars, local authorities ang partners
to deliver projects which are successfut
for all stakeholders.

71%
main contractor spend within local
Londen baraughs

Read aboul our stakehalders on pages 32-34

British Land Annual 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 Shareholders

Cne year ago, our Chief Executive, Simon
Carter, set out 3 clear sirategy io focus
our business on what Bitish Land does
best - development and active asset
managemant. Qur platfarm at British
Land 15 unique: we have delvered some

of the highest guality and mast complex
davelopments in London and we have a
futt suite of operalional capabilities ranging
from investment ta planning. developrmant,
assel management and sustainability.
These are strong compelitive advantages
which we align to growth areasin

our markets.

1 British Land Aanual Report and Accounts 2022
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Strategic and operational
progress

The opportunities which curremtly bast
malch our strengths include delivering the
hest, most sustainable workspace into a
market that is gravitating towards quality.
Qur Campus modet, which combines
modern, sustainable workspace with
engaging places to spend time sutside

the oftice is a key advantage in this respect,
underpinning a retord year for leasing.
Building on this approach, this year we have
acquired aur rst Campus assets outside
London, where we see & real opportunity

to deliver a similar propositon in markets
where supply 15 very constrained.

We have also targeted oppartunities in
urban logistics, where our ability to develop
tomplex schemes means we £an untock
value by repurposing or infensilying existing
buildings which olhers may be unable to do.
From 2 standing start, aur urban tagistics
pipeline is now €1.30n 10 gross development
value and is focused on Londen.

We anticipated retail parks would become
the preferred format for relailers and
coniinued te invest in 3nd ta actively
manage these assats, which have
delivered 20.7% uplift over the year.



Underpinning our approach is an active
pregramme of capitat recycling. We agreed
a joint venture at Canada Water with
AustralianSuper, enabling us to accelerate
the delivery of our Masterplan, enhancing
our returns but also helping to manage the
risk associated with 3 project of this scale.
Post year end, we sold a 79% interest in
the majority of cur assets at Paddington
Central, creating a new joint venture where
we have joint control and releasing capital
to target growth opportunities elsewhere.
Overall, our approach has delivered a total
accounting return of #4.8%.

Supporting Ukraine

To support thase affected by the war
in Ukraine we donated £25,000 to the
Disaster Emergency Committee which
included matching personat donations
from our people. We also donated
£5,000 to the Wkrainian Cathedrak in
Marylebone, clase to our head office.

At Paddington Central, we pledged
£30,090 funding for a scheme Lo
suppert the Ukrainian Institute setting
up an Engtish Language School for
refugees and have donated space to
host classrooms at Storey Club. At a
number of assets, we have rolled out
specific @R codes to enable people to
make donations ko 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 .
developrent at 1 Triton Square and are on
site at Canada Water, which will be ane of
London’s most sustainable redevelopment
projecis ever. | continue to believe that
sustainability represents a real competitive
advantage for cur business: we ran

‘whale lifa’ carbon assessments on

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

On the sianding portfclio, we have
compteted net zero assel audits at our
largest assets and have a clear plan (o
improve efficiency building by building.
On pages 49-59 we have provided full

disclosure on the climate-related risks and

apportunities for our business. in line with
TCFD requirements and the implications of
the scenario tesling are being integrated
within our long term strategic planning,

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

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

The British Lang Company PLC 00421920

The community funds we launched at
Breadgate and Paddington, funded and
ied by our customers, are testament

to that, This year we also launched the
New Diorama Theatre at Broadgate, with
20,000 sq ft of free space for arlistic use,
supporting the recavery of the arts and
encouraging people to return to London
post pandemic.

Our people

Our strategy is focused en our competitive
strengths, so our people are critical to its
success. We know that Lo he most effective,
we need to cultivate a truly diverse and
incluswve culture, so this year we taunched
our Diversity, Equality & Inclusion Strategy,
setting out commitments to 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 far women on boards and in
leadership positians and we have exceeded
the recommendaticns on Board diversity
made by the Parker Review.

As the impact of Covid-1% has continued
throughout the year, the wellbeing of our
people has been our priority and we have
an established framework to support this,
focusing on mentat health. We have been
delighted to see our awn office return to
life. Like our occupiers, we believe that
physically working together is critical to
our success and we are already seeing
the benefit of that.

Broadgate

We are delighted that
1Broadgate is fully
let [or placed under
option), four years
ahead of campletion.
The strang
sustainability
credentials of this
building wera a key
factar in attracting
occupiers JLL and
Allen & Overy

tmaga is a CG!

British Land Annual Repart and Accounts 2022 n



CHAIRMAN'S STATEMENT continued

Financial position

Our strong financial position has supported
owr strategy, enabling us to invest i
appartunities which will create long term
value for our business. Te maintain this
momentum, we are actively recycling
capital out of mature assets, most recently
crystatlising €£694m of value from the part
sale of Paddirigton Central post year end,
which reduced loan to value to 28.4%

lon a pro forma basis).

Developmant is 3 key driver of returps and
central to our sirategy, but we take 3 very
measured approach to new commitments.
in addition 1o focusing on areas of sirength,
we increasingly work in partnership to

share risk and access the bast opportunities,

with new joint ventures agreed at Canada
Water and post year end, at Paddington
Wae act quickly to fix developmeni cosis
and have benefited from this in the current
ervironment, with 1% of commitied _
development costs already fixed. Qur
strong relationships with contractars,
built up over many years alse pasition
us well on our fulyre commitments,

We were also pleased that our debt
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
excellent precedent.

Peterhouse
'{echmﬂngy Park

8.25 acre site just
outside Cambridge
centre comprising four
buildings which are
Fully ket 10 ARM for its
giebal headguarters.
Acquired far £75m.

The Board

This year we strengthened our Board with
two new appointments. Bhavesh Mistry
jatned the Board as CFQ from Tescoin July
2021 and we are already benefiting from the
fresh perspective he brings (o our business,
We were also delighied o welcorne Mark
Aedy o the Board in Sepiember 2021.

Nicholas Macpherson has decided not to
seek re-election at the AGM in July 2022 at
the canclusion af which he will stand down.
Nicholas has served with distinction on the
Board since 2016 and we thank him for his
valuable contributions.

Outlook

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

We have laid the feundations to take

~ GUFCEMpUS MoUELTUSHe Londoh with
acquisitions in Cambridge and Guildford,
and continue te assess similar opportunities
in established hubs of innovation. We have
assembled 2 significant pipeline in urban
legistics and our expertise in complex
development and assel management
pasitions us well to build on this. o additian,
our platform provides an excellent base
from which (o embark on new opportunities;
at Canada Water, for example, we have the
scope fo do that, with education, healinhcare
and residential all axciting potential
growth markets.

17 Brifish Land Annual Report and Accounts 2022
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However, we are very aware that glabsl
evenls and their repercussions in our
marke!s pose a potential challenge for us
Escalating prices impact our occupiers,
consumers and our own development
activity. We are taking actions to miligate
these risks and locking farward, we benafit
from very strong relationships throughoui
our supply chain,

We have assembled some highly compelling
opportunities across our business. We have
the financial strength o deliver on these
and the skill sel to da so exceptionally well,
sa we loak {arward with confidence. On
behatlf 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,

é‘\ﬂ.ﬁ_—

Tim Scara
Non-Executive Chairman

Read pur Chairman’s infroduction tg corporaie
gavernance on page 97



CHIEF EXECUTIVE'S REVIEW

Simon Carter
Chief Executive

Delivery against strategy
driving strong performance

We have a clear strategy to exploit our
competitive strangths in active management
and sustainable development to drive value
for our shareholders across our Campuses,
Relail Parks and Landon 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
approachis reflecied in the strength of

our teasing, where our Campus model

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

Operational performance

Campus leasing activity was strong at *.7m
sq [t of lettings and renewals, 5.4% ahead
of ERV. This includes letting or placing
under oplion ail the oifice space at our

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

on the best space, with an emphasis on
sustainability, wellness, shared and flexibte
space and excellent transport connections,
Our Campus model delivers against these
customer demands making it the premier
office portfolio across London. Campuses
were up 5.4% in value, driven by our
successful leasing activity and

inwards yield shift of 11bps.

The British Land Company PLC 00621920

In Retail & Fulfilment, lettings and renewals
covered 2.2rm sq ft of space, including 1.5m
sq [t of lang term deals, overall 2.8% ahead
of ERV, Retzil Parks, where we are the UK
number 1 owner and aperator, accounted
for 60% of that activity. They are the
preferred farmat for retailers, reflecting
their enline channel compatibility and
affordability, underpinning improved
occupational demand. As a result,

Retail Parks deliverad 151 bps of yield
compression, driving vatues up 20.7%.

This performance is a streng endorsemaeant
of the value proposition we identified

early, following which we agreed £400m

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

Strategy

Woe focus our aclivities on two stralegic
themes which play bes! Lo our skill set and
where we currently see the mast atlractive
oppoertunities to drive future returns:

- Campuses - Dynamic nesghbourhoods
focused on customers in growth and
innovatron sectors including technology,
science, engineering and health; and

- Retail & Fulfilment - retail parks and
urban legistics aligned to the growth
of cenvenience, online and last
mile fulfilment

British Land Annual Report and Accounts 2022 13



CHIEF EXECUTIVE'S REVIEW continued

Progress against the Priorities for our business
A year ago. we (dentified four ¢lear priorities {or our business, We have delivered strong progress in each area since the start of the

financial year which is summarised below:

Briority Progress in FY22

The British Land Company PLC 00621920

O - New joint venture with AustralianSuper at Canada Water accelerating delivery and returns from

Realising the potential ot
our Campuses

the Masterplan
- Acquired £102m af assets autside of Landon aligned to grewth and innovation including
Peterhouse Tachnology Park in Cambridge, The Priesiley Centre and Waterside House in Guildiord
Attracted infiovative and growing businesses 1o pur Campuses incluging teitings of 134000 sq fi 1o

JLt and 254,000 3q fi 10 Allen & Overy at | Broadgate and 319,000 sq 11 to Meta at § Triton Sgquare

Storey occupancy improved to 846%

O

Pragressing value
accretive development

il

with Tier | contractors
- 1.3m sg K planning consents received in the year with a further 2.5m sq ft under submission fbased on

gross areal

Delivered 1 Triton Square, our second net zerg development, fully let to Meta

Or site with 1.7m sq ft of net zero development, with new commitmentis including Phase 1 of Ganada
Water and Phase 2 at Aldgate, our first build to rent residential development

0 site at The Prigstley Centre, Guildford, our first lab enabled office

91% of costs lized acress committed developments; benefitiing from excellent, long term relationships

O

Targeting the
opportunities in
Retail & Fulfilment

t

3

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

Increased retail pack accupancy by 270hps ta 97.4%

il

O

Active capital recycling

'

Total capitat activity of £2.2bn
£4%4m sale of 75% of majority of assels at Paddington Central posl year end
E290m sale of 50% in the Canada Water Masterplan
£845m Retail & Fulfilment acquisitions

£102m additions to our Campuses peortiolio

£1.1bn of financing activity in the year

Campuses

The key theme underpinning our focus on
Campuses is thal demand will gravitate to
the best, most sustainable space. Building
oft our success at Broadgate, Regeni's
Place and Paddington Central, we are
delivering a fourth Campus at Canada
Water, a 53 acre development oppartunity.
In arder ta accelerate the delivery 2ad
returns of that scherme we sold 50% of

our share to AustralianSuper for £290m

in March 2022 creating a new joint venture
with a partner who shares our vision for
Canada Water. This project will be a key
driver af value for our business; Phase 1
delivers zn IRR for British Land of c. 1i%
and the whole project is expected {o deliver
¢. £2bn of value for British Land and
AustralianSuper, equating to an IRR in the
tow teens. In April 2022, we also announced
ihal we had exchanged en the sale of 75%
af the majarily of assets in Paddington
Central. This has been an excellent
investment for British Land, delivering

a total property return of 9% per annummn
since acquisiion The proceeds from

this transaction will be invested in value
accretive development opportuniies across
our portfolio, as well as the other growth
areas we have identified.

Wa cantinue 1o evolve our Campus model
to align with high growth and inrovation
sectors. Qur model is particularly attractive

ta businesses which like 1o cluster together,

in sectors such as technology, science

and engineering. Regent’s Place, given its
location in the Knowledge Quarter provides
an exciting appartuaity in this regacd

We also see the potential ta drive value

by taking the Campus model outside of
London. We are largeling development
opporiunities in inhovalion hubs such as
the Golden Triangle and made £102m of
acquisitions in Carnbridge and Guildford

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

The Priestiey Centre which is ane of twa
properties we acquired on Surrey Research
Park. together tatalling £27m and in
Cambridge, we acquired the Peterhouse
Technology Park for £75m in Augusl,

Retail & Fulfitment

In Retail, last year, we identified a value
opporiunity in Retail Parks reflecting
atiractive relative yields coupled with
customer preference for this format.
Qur portfolio is now vatued at £2.1bn
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which includes acquisitions of £350m in the
year lin addition to the £49m in FY21]. This
limely investment meant we benefitted from
significant yield compression to deliver a
31.6% total property return on the retail
park portfolic as a whole. We expect to
make further, selective acquisitions given
our competitive advantage in sourcing,
underwriting and asset managing but

we wilt maintain our discipline on returns.

In Urban Legistics, the chronic shortage
of space in London is the key theme
underpinning our tocus an this part of the
market. Demand is strang reflecting the
growth of e-commerce and in particular
rising consumer expectations for same
day/next day delivery. This has ceen
supplemented by new sources of demand
such as "quick commerce” and “gdark
kitchens™. Supply of the right kind of
space in London is highly canstrained and
requires innovative sofutions lo increase
density and repurpose space which plays
well to our skill sel in site assembly,
planning and delivering complex
developments in Cenltral Landon.

In the first year of our strategy, we have
established a pipeling of urban logistics
development opgortunities igtalling £1.3bn



of gross development value which focuses
on Landon and will deliver a sizeable
platiorm for British Land in this exciting
growth market. Hannah Close in Wembley,
our mast recent acquisilion, is an excellent
example of haw even in a highly competitive
market, we can leverage our skills in
planning and development o intensify
existing buildings through multi-sterey
development to create velue. We alsc invest
in repurposing epportunities including the
Finsbury Square car paik, centrally located
in the City as well as other opportunities
across our portfotio. Overall, the blended
forecast IRR from acquisitian for our urban
logistics opportunities is ¢.15% which is at
the top end of cur target range of 10%-13%.

Capital allocation and
balance sheet

A key priority for our business is to actively
recycle capiial. We have demenstrated

our. nimble and value driven approach . -

wilh '€1.2bn of assel sales and E747m of
acquisitions. The recent Paddingion Central
transaction has further strengthened our
balance sheet with pra forma loan to value
now at 28.4%, well positioned in current
markets. Our performance demonstraies
that we are allocating capital smartly,

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

We target an sverage tatal accounting
return of 8-10% through the cycle. This is
based on a total property return of arcund
7-8%, adjusted for administration costs and
the positive impact of leverage. We seek to
create value through active managemaent
and development. We target development
IRRs of 10-15% compared to our standing
investments where returns and risks are
typically lower. We will remain focused on
actively recycling capital and wilt look to
crystallise value from mature and lower
returning assets and reinvest into higher
returning opportunities.

We maintain good long term relationships
with debt providers across the markets and
have completed £1.1bn of financing activity
in the year. This included a five year ‘Green
Loan’ in our Broadgate joint venture,
secured on 100 Liverpool Street which

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

We are pleased to be announcing a full
year dividend of 21.92p. in line with our
paiicy of setting the dividend at B0% of
Underlying EPS.

Qur people

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

hybrid working brings and to support our
people with more flexible arrangements,
whilst also reaping the benefits of working
mare cotlaboratively when together in

the office.

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

the Parker Roview on ethnic diversity

at Board level. We were also pleased to

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

Bhavesh Mistry joined us as Chiref Financial
Oificer 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. Nichelas
Macpherson has decided not to seek
re-election as a Non-Executive Director at
the AGM in July 2022, at the conclusion of
which he wit! stand down from the Board.
Nicholas has served with distinction on the
Board since joining it in 2016 and we thank
him for his valuable contribution.

Outlook

We are mindful that the year ahead will be
impacted by heightened macreeconomic
and geo-political uncertainty. In the context
ol higher intlation, we are seeing invesiors
rotate out of bonds and increase their
allacations to real estate, particularly in
subsectors with strong pricing power and
affordable rents. We are well positioned

in this respect across bath Campuses and
in Retail & Fulfilment. In addition, we are
pleased with our financial position and that
sur strang momentum has continuad into
the new financial year.

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

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

We expect the strong occupational demand
for our Campus developments o continue,
relflecting their market leading sustainability
credentials. We target BREEAM Outstanding
ratings on developments and just 1% of
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available London office buildings

are BREEAM Qutstanding. This year
construction costinflation is likely to

be between 8-10% and we are pleased lo
have fixed 91% of the cost on cur committed
development programme of 1.7m sq ft.
Forecasting is difficult with elevated
uncerlainty, but our base case is for
construction cost inflation to moderate

1o 4-5% over the next 18 months as
cammaodity, iransportation and enargy
prices continue 1o ingrease but ar a lower
rate and ¢apacity in the construction
industry slowly increases. The atlractive
IRRs we are forecasting on our development
pipaline of 10-15% incorporate these levels
of construction cost inflation and additional
contingencies, Higher land values mean
thai returns from London development

are more insulated to cost inflation than
development in other parts ol the cauntiy
and we anticipate being able io achieve

the modest increase in rents naeded to
oftset any further cost inflation above

our base case.

In Retail Parks, we attract a broad tenant
base and space is more affardable than
alternative formats, thereby making thern
attractive for retaitars facing increased
margin pressures gue to fising input prices
and labour costs; supply is relatively tight,
with reiail parks accounting for around
10% aof the total retail market and vacancy
falling. We expect the value ptay opportunity
in retail parks to continue and our ability to
unlock value threugh asset management
means we are well placed to make further
acquisitions whilst retaining a strong focus
on returns. Overall, we expect rents to

be stable with some growth far sraller,
well-located parks with further yield
compression likely. For shopping centres,
we have seen ERV deciine moderating, and
yields were flat in the second half of the
year. We expect that yialds could campress
for the besl centres, given increasing
investor interest delivering attraclive
medium term returns.

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

aver 5% p.a. wilh stable yields - a good
backdrep for delivering new space via our
repurposing and intensification strategy.

G

Simon Carter
Chief Executive
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Qur strategy is to create value

by focusing on opportunities where we can

leverage our competitive strengths in active
asset management and development.

| Our key focus areas: |

Campuses

=" Condon Campuses: ’ Innovation Campuses

Our Campuses are an important outside London:
With our expertise in planning,

T Our Campuses combinie well
connectad, high quality and

sustainable buitdings with differentiator for us.
an altractiva put_:l]c realm Businesses are 2ble 1o cluster development and asset
and great amenities. . managernent, we seg a clear
\egether and expand and their .

. : . appertunity to take our Campus

As the market gravitates towards  employees benefit from the retail, . .
. muodel to key hubs of innovalion

the best space our Campus model  leisure and open space that like Dxlord and Cambridge
is an impertant advantage. surraunds them, ge.

-

Retail & Fulfilment

Retail parks: Urban logistics:
We are the market leader in UK Our strategy is ta intensify and
retail parks, which have emerged  repurpose existing buildings to

Our Retail & Fulfilment portfolio
is focused on retail parks which
camplement the growth of online.

. as the preferred format for deliver new urban togistics space
We are alsa building 3 . K h A
o retailers due fo their lower in London where supply is highly
development-led urban logistics ; _ !
business in London and have accupancy costs and constrained. requiring innovative
compatibility with anline. - development-(ed solutions.

assembled a pipeline with a gross
development vatue of £1.3bn.

{_We have four strategic priorities for our business: |

(O Realising the potential of (O Targeting the opportunities
our Campuses in Retail & Fulfilment

O Progressing value O Active capital recyeting
accretive development

ent @

term comnuty



OUR PEOPLE DELIVER OUR STRATEGY - OUR EXPERTISL IS QUR COMPETITIVE ADVANTAGE

Elizabeth
Investment Associate: works on acquisilions and

dispasals across the Company's retail, eflice and

urban logistics porifolic Park of Peterhouse
Technology Park acquisttion team.

Michael
Head of Planning: responsible for British Land's
planning activities across the UK, including

securing planning permission for the 718,000 sq ft

2 Finsbury Aveaue.

7

Karina

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

our buildings and deliver net zero developments,

The British Land Company PLC 00521920

Alex
Oflice | easing Director: part of the team which
teased 1 Broadgale to Allen & Overy and JLL.

Nina

Estate Director, Regent's Place: responsible for
operational and day-lo-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 jeint ventures, including
the £420m Green Loan for 100 Liverpool Street.

Lynn

Project Director, Nortan Folgate: responsible for
development design, procurement consiruction
and management.

B 9

Ade

Head of Employee Relations: part of the leam
respensible for delivering our people agenda
and driving eur Diversity, Equality and

Emma

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

Inclusion strategy.

-

. Investment
Acquired £295m of urban logistic
oppartunities, amassing a pertfolia
with a GDV over £1.3bn
- £1.2bn of disposals, including majority
sate of Paddington Central and 50%
sale of our share of Canada Water

)

. Leasing & asset management

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

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

3. Property management
~ 4.4/5 customer satisfaction score

- Actively reduced service charge budgels

for our customers by £30m aver the
Covid-19 period

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

. Development

Comgpletion of 1 Triton Square

On stle with 1.7m sq f4 of development
with new commitments to Aldgale
Place and Phase 1 of Canada Water

4. Finance

- E1.1bn of financing activity, including
Green Loan and ESG-linked RCFs

- Refinancing date extended to late 2025

- Senior unsecured credit rating of "A’

7. Sustainability

- Saecond net zero carbon development
at 1 Triton Square

- 29 net zero asset audits completed
atour assets

- 103 community initiatives delivered
at our places

. Marketing

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

9. Peaple

- £9% staff engagement score, with 85%
recommending British Land as a place
lo work

- 8.1% reduction in the ethnicily pay gap

- 8.4% reduction in the gender pay gap

British Land Annval Report and Accounts 2022
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STRATEGY N ACTION - LEVERAGING DUR BEST IN CLASS PLATFORM

Our unique
Campus model

The London office market is
gravitating towards exceptional
space as occupiers demand more
from the places where they work.
As well as modern and high quality
environments, they want excelient
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
- =0 -ptfice portfolic across Londgn. Begause 'we
own the spaces between our buildings, we
can curate an engaging public realm and
' our placemaking activities help to foster a
sense of community amongst ouc occupiers
and with local people. The Campus madal
also enables occupiers to grow with us -
occupiers can upscale on or between our
Campuses and we provide additional
flexibility through Starey, enabling them to
take additional space on a short term basis.
1 Broadaate
image is a LG/

Allen & Overy

"Our move to Broadgate is a really
impartant step forward for every one of
our partners, employess and clients who
come to our office in London. The new
office space is a step-change in terms of
energy consumptian and better raflects
the way we want the firm to work in the
future. The building wilt tontribute to an
estimated 80% reduction in our annuat
London office carbon emissions as well as
having market-leading certificatians for its
environmental impact and the wellbeing
of those who will call Broadgate their
place of work.”

Attracting
successful
businesses

This year, we fully pre-let lor placed under
option} | Broadgate ta lawyers Allen &
Overy and real estate services firm JLL,
four years ahead of campletion.

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

Gareth Price,
Managing Partner

The British Land Campany £LC 00621920

JLL

"Working in partnership with British Land,
we have a real oppertunity to achieve one of
the most sustainable and technotogicatly
advanced workplaces in the UK. The
campus excels in the connectivity and
amenities, praviding aut peaple and clients
with a vibrant, dynamic and collaborative
space. 1 Broadgate will enable us to
significantly push the boundaries to
enhance productivity, improve wellbeing
and support a wider community through
British Land’s approach to managing

the Broadgate campus and its

Comimunity Framewurlkf'

Stephanie Hyde,
Chief Executive, JLL UK

Ailen & Overy have taken a minimum of

254,000 sq ft
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JLL have taken a minimum of

134,000 sq ft



Replicating the
Campus model

Peterhouse Technology Park

Building on our success in Londan, we see
an opportunity to reproduce our Carmpus
model in other hubs of innovation.

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

These themes support rental growth and
create opportunities for operators with
expertise in planning, asset management
and sustainable development and who can
demonstrate a solid track record of making
a positive local impact.

The British Land Company PLC 00421920

Such oppertunities play to our strengths,
and we have demonstrated our ability to

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

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

one of the UK's most successful
technology businesses.

This acquisition offers a number of
opportunities; we are well ptaced to benefit
from a strong rental market and twe of

the buitdings 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 QUR BEST IN CLASS PLATFORM continued

Attractive
development
pipeline

We have created attractive

opportunities for development
across our portfolio.

Completed

A 1 Triton Square

Office-led redevelopment at Regent’s Place, fully
are-let Lo Mela. Low embodied carbon at 436 kg
€0,e per sgm, with residual embodied carbon
offset through cerlified schemnes, making this
our second net zero carbon development.

369,000 sq ft

20

Committed

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

A Norton Folgate

Qtfice-led redevelopment in Sharediteh,
integrating 302.000 5q It of office space
alongside relail and residential 1o treate
a mixed use space that draws an the
histeric tabric of the area.

336,000 sq ft

British Land Annual Report ant Actounts 2022

e . - ==81,000sq ft
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4 Aldgate Place, Phase 2
Build-to-rent residential-led
scheme in Aldaate, delivering
159 hames with 19,000 sq £t
of office space.

136,000 sq ft

A 1Broadgate

Qitice-led redevelopmant at Broadgate including
46,000 sq Mt of retail connecting Finsbury Avenue
Square with 100 Liverpoot Street and the
Broadgate Circle 1o create a retail, \eisure and
dining hub. OHice space is fully pre-let or under
eption to JLL and Allen & Overy.

544,000 sq ft



The British Land Company PLC 00621920

Near term Medium term

W Euston Tower

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

578,000 sq ft

A 2-3 Finsbury Avenue

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

718,000 sq ft

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

4.5m sq ft

A Canada Water, Phase 1(A1, A2 & K1} A 5 Kingdom Street

Three buildings delivering a mix of office, retail, | Office-led redevelopment at Paddingten Central,
leisure and residential with 245 homes planned achieved planning in 2021. British Land retains
across a range of tenures and affordahility. a minimum 50% inlerest in the development

following the part sale of the Campus to GIC.
585,000 sq ft 438,000 sq ft

A Thurrock

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

All images are CGls apart from | Triten Square 559,000 Sq ft
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STRATEGY IN ACTION ~ LEVERAGING OUR BEST IN CLASS PLATFORM continued

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 zero carbon development, was named
Green Building Project of the Year by
BusinessGreen and received a UK Civic
Trust Award for making an outstanding
cantribution to the quality and appearance
of the built environment.

BREEAM'

EXCELLENT

Blossom Yard & Studios
Image is a CGf

Refurhishing, extending and
creating new buildings
At Nortan Folgate, we are refurbishing and

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 madern
workspace in a histeric part of London.
interlinking the old and the new has catled
far innovative construction techniques and
camgplex temporary wacks. The praject
draws heavily on cur skills and experience
of compiex development in London.
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extending warehouses which are more than
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60%

of construction spend
fo smatll and medium
sized businesses

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

These are fabricated off site and instalied
directly onta the buildings. This significantly
reduces the numbher of vehicle mavements
to and from site, reduces noise and air
pottution and delivers safely and

quality benefits.
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Achieving our sustainability goals
at Norton Folgate

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

but we also re-use internal materials
wherever possible,

At Biossom Studios, one of the buildings
within the Nortan Folgate development we
have done both, We retained atmost all of
the existing fagade and 80% of the floors,
and all the timber joists were individualty
assessed with most being re-used. We
rebuilt some internal walls re-using
reclaired bricks from the original building
and retained original features such as iren
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 Councill
wood and all the concrete used has 40%
cement replacement.

As a result we currently expect embodied
carbon 10 be 403 kg COze per sqm [434 kg
COye per sqm far the whole

redevelopment), ahead of our 2030 targel.

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

To support wellbeing we are targeting the
highest standards of air quality and we have
capacity for 136 bicycles across the
scheme. We are providing over 3,000 sq ft
of outside space for peaple to enjoy

and to support biodiversity.

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

Circular economy and materials

€D Atmost all the existing fagade structure and
floors retained

€) 100% FSC/PEFC wood
€ Concrete with 40% cement replacement IGGBS!

Energy and carbon

o Solar control windows, using shade to
reduce solar glare but atlow daylight in

e Air source heat pumps
o Rooftop selar panels
0 Highly efficient heat recovery

o Energy efficient internal/external lighting
and control

e All electric building with 100% green power

@ Smart enabled 10 analyse and optimise
operalional performance

Climate resilience
Rainwater attenuation tank enabling
rainwater harvesting

Waler

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

Wellbeing

B) Excellent thermat comfort camplying with
BREEAM ang WELL thermal comfort criteria

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

@ Starage capacity for 136 bicycles
with changing facilities

Biodiversity

@ Landscaped courtyard

L
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STRATEGY {N ACTION ~ LEVERAGING OUR BEST 1N CLASS PLATFORM continued

Creating value
in Retail

Qur Retail & Fulfilment portfolio

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

of retail park space in the UK.

They acceunt for 60% of the Retail
& Fulfilment portiolio.

Identifying the value opportunity

Our expertise in this area has enabled us to
capitalise on strong demand for this asset
class frem bath accupiers and investers,

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

- they facilitate ‘click and coltect by
combining larger format stores where
miare stack can be held on site with car
parking facilities ~ enabling people to
coltect their goods themselves and
reducing the cost of last mile detivery
for retailers;

- they facititate the return of goods bought
online; these customers frequently
make further purchases an site as they
make returns; and

- theyare well suited to ‘ship from store’,
where retailers deltiver goods ta
customars diractly from their
stores, effectively using them
as mini logistics facilities, ’

2% British Land Annual Repart and Accaunts 2022
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A number of retailers, including Marks &
Spencer and Next, have reported strong
perfoermances on their retail parks and
continue to invest in this format.

Retail parks present a clear opportunity
for us 1o drive value based on our ability

to actively manage these assets to improve
oceupancy and generate more sustainable
cash flows.

We have invested £400m since March 2021
in the acquisition of individual retail parks,
and by taking ewnership of the 22% of
Hercules Unit Trust that we did not
already gwn.

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



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

Customer

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

area's first multi screen cinema in 15 years.

We've had around 50 meetings with local
arganisations which has helped to shape
aur prograrmme, transforming an old
nightclub into a cormnmunity destination,
reinvigorating this part of the high streat.”

Preston Benson,
The Really Local Group

The British Land Company PLC 00421920

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 reasans to visit.

For example, this year, at Ealing we

let space to the Reatly Local Group, a
cormmunity oriented cinema concept that
shows films, comedy shows and music,
a timely addition bringing communities
tagether post Covid.

We also let space to Gorden Ramsay Bread
Street Café and Street Launge, which runs
independently themed cate lounges.

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

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

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

Community partner

“The reason our recruitment and skills
partnership works so well is because
there's a real family feel at Fort Kinnaird.
Retailers trust us to understand what they
need. Drawing on our network of resaurce,
we've supported nearly 90 people into jobs
since April 2021 and delivered emptayability
sessians 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 untit their
wages come in.”

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

Identifying
opportunities
in Urban
Logistics

Urban logisties in central London

is the fastest growing part of the
logistics market.

(y

>5% pa
Average rental growth
forecast 2022-2024

£82m

acquisition

image is 3 CGI

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

At the same time the ability to create

new warehouse space is constrained by a
comnpiex planning envirohment, requiring
more inhovative solutions to create space.
These dynamics are driving exceptional
rental growth, and are creating a
compelling opporiunity for British t.and as
our skill set in delivering complex, mixed
use, sustainahble developments means we
can access and unlock opportunities that
others cannot.

| Urban logistics {

Thurrock Shopping Park

Retail parks which are located on major
arterial roules can provide an altractive
repurposing apportunity, particularly in
Londaon and the South East, where reats far
logistics and retail spate are converging,

In July 2021 we acquired the Thurrock
Shapping Park, where we see an
opportunity to repurpose around twy
thirds af the space ta urbhan logistics
with the remaining space continuing

26 British Land Aanual Repart and Accauats 2022
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Our strategy is to deliver new urban
lagistics space through the intensificatian
and repurpesing of existing buitdings

in London.

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

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

1o operale as a retail park. We will also
intensify the asset through multi-storey
development which is particularly cost
effective as the elevation of the building
mezns that both the upper and lower
flaars have ground access.

Qur expertise in asset management
fmeans we can manage the transition
from tully accupied retail park to hybrid
logistics facility, enabling us to unlock
this attractive oppartunity.



Hannah Close, Wembley

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

The warehouses sit in a Strategic
Industriat Land location, promoting
industrial employment and devélopment,
and its localion within the M?5 and just
beyond the North Circular road make it
ideal for urban logistics operators.

Its excellent public transpart connectivity
will also hetp 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
spacesin London are very centrally located
micro units which can be used for quick
commerce and food delivery as well as

last mile delivery.

Ta target this opporiunity, we acquired

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

$1.3bn

GDV urban logistics
development pipeline

£157m

acguisition

The British Land Company PLC 00621920

£20m

acquisition
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MARKET DRIVERS

Investing in key themes and
responding to macro trends

i = Quir strategy.is closely
alignied to key themes in
our markets and we are
responding effectively
to the macro trends
‘which impact our
operating environmeit

Alignment with strategic and
sustainability priorities

London office market

Key theme:
Demand gravitating tawards
best in class space

Retail market

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

Driven by:

- Demand for space that
supporis collaboration,
innovation and cyulture

- Emphasis on space which
is allractive to staif and
promates wellness; excellent
trznsport connactions, range
of amenities and engaging
public realm preferred

- Sustainabitity credentials
high on the caorparate agenda

Driven by:

- Lower occupancy costs which
are more altractive ina
higher inflation environment

- The rapid growth of online
which has driven relailers
te establish cost effective
salutions to last mile delivery

- Potential for some well
located retail parks to be
converted to logistics has
supported demand in
investment markets

The British Land Company PLC 00621920

Logistics market

Key theme:
Accelerating demand far
urban tocations

Driven by:

~ Growth of e-commerce
during the pardernic
which fuelied demand
for lagistics space

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

- Additional sources of
demand, including "quick
commerce” and "dark
kitchens” facused on London

Our response:

- Progressing Campus
developmenls

- Targeting customars
from growth and
innovatien 5ectors

- Retrofitting our standing
porttotio 1o improve
suslainabitity credentials

~ Rolting out BREEAM
certilications

- Recycling aut of
ynature assets

O Reatising the potential of
our Campuses

(O Active capital recyeling

OrProgressing vatue
accretive development

() Net zere by 2030
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Qur respanse;

- Investing in undervalued
retail parks

- ldentifying and investing in
retait park epporiunities with
potential for logistics uses

- ldentitying opportynities for
logistics development on
our portfelio

O Targeting the opportunities
in Retail & Futtilment

O Active cagital recycling

Qur respanse:

- ‘tnvesting in development-led
urban logistics opportunities
in Londan

- idemifying opportunities
fer urban logislics on
aur Campuses

O Targeting the spportunities
in Retail & Fulfitment

Q Active capital recycling

O Progressing value
accrelive development



context

Key theme:

Heightened uncertainty, with
increasing input costs and rising
interest rates

Environment

Key theme: )
Continuing focus on net zero

Society

Key theme:

Biggest real income squeeze in
a generation

The British Land Company PLC 00621920

Science & technology

Key theme: . .
Innovation seclors an emerging _
engine of UK growth

Driven by:

Continuing fallout fram
Cowid-19 coupled with the
impact of the war in Ukraine
has stretched supply chains
and put pressure oninput
prices including energy

and raw materials

The impaci of leaving the EU,
continues ta impact labour
markels and drive
shoriages in seciors

such as construction

Driven by:

~ Qccupiers wanting buildings
which support their own
sustainability targets

- Shareholders wanting to
invest in companies which
meat the sustainability
ambitions of their investars

- People wanting to work for
businesses with a strong
repuiation for environmental
responsibility

Driven by:

54% increase inthe

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

than expected

Rising national insurance
cantributions a2ng frozen
incame tax thresholds
Increasing wage expectations
and the impacl of the

cost af living crisis on
disposable incomes

Driven by:

- Government focus on UK
innovation with £22bn R&D
funding committed by 2024/27

- Overseas investment
attracied by academic
excellence: STEM [science,
technology, engineering and
maths] graduates are 43% of
tatal graduates in the UK

- Macro drivers such as
Covid-19 and climate change
driving innovation in life
sciences and green tech

Our response:

Acting early to lack

in construction costs
Supperting the Ukrainian
Institute setting up an
English Language Schaol
for refugees; donations lo
the Disaster Emergency
Committee and Ukrainian
Church in Landon

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

(O Pragressing value

accretive development

(O 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
sustainabitity objectives

(O Reatising the potential of
our Campuses

(O Progressing value
accretive development

(O Net zero by 2030

Our response:

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

the Living Wage where

we have direct control
Helping local people access
‘good work’ through our
Bright Lights skills and
employment programme
Keeping the employee
proposition attractive

and under review

() Place Based appreach

Our response:

- Investing in inngvation
Campuses in areas of
academic excellence

- Targeting growth and
innovation customers

- Investment inta Fifth Wall's
Climate Technolagy Fund

{}Realising the potential of
our Campuses

(O Progressing value
aceretive development

() Active capital recycling
() Net zero by 2030
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OUR KEY PERFORMANCE INDICATORS The British Lard Company PLE 00621920

Our strategy is to focus our capital on areas
which leverage our competitive strengths and
to invest behind two strategic themes: our
Campuses and Retail & Fulfilment.

Monitoring our
performance

KPls
Coarporate & Total property return [5I N Loan to value [LTV] - proportionally conselidated
financiat
Total accounting return Commmitted and near term developments
Tatal sharehalder return Years until refinance date
Environment GRESB rating Reduction in energy inteasity Energy intensity was lower than usual this
of pffices year 3s a resuti of Covid-19 restrictions
S - Star 0 which required assets lo close or operale
28 A at lower capacity.
Relained for the second year
2021 31%
Community Number of comnmunity Number of community Beneficiaries are individuals who directly
initiatives beneficiaries tagk part in activities resaurced by qur
. communrily investment programme. The
103 23 949 majority of these beneficiaries are either
? yaung people or peaple whao are curcently
2021:94 2021: 23024 ungmp{oyed_
People Gender pay gap Ethnicity pay gap Staff engagement
19.2% 19.2% 69%
2021: 27.6% 2021.27.3% with 85% recommending Britsh Land as
a place to work

Links to remuneration: tong Term Incentive Plan  IEM Annual Incentive Award

Read more 3baul ur principal cisks &n gages 88-94

1. 32.9% as at 31 March 2022, Foltowing the sale of a 75% interest in the majority of our assets at Paddington Ceateal, LTV falls to 28.4% on a pre forma basis.

2 Gna pre farma basis. fallawing the sale af a 73% interest in the maiarity of ayr assets at Paddingtan Central
0 British Land Annual Report and Accounts 2022



Pragress

Priorities for FY23

The British Land Comgpany PLC 00621920

Key risk indicators

Campuses

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

~ Office space al 1 Broadgate fully pre-let or under
option to JLL and Aflen & Overy

- E102m assels scquired oudside London aligned to
growth and inncvation

- Commitment to Aldgate Place and Phase 1 at
Canada Water

- Developments 53% pre-let or under offer

- Sale of 30% interest in Canada Water, crealing a
new JV to accelerate the Masterplan

- Poskyear end, sale of 75% interestin majority of
assets at Paddingtan Central. locking in 9% pa
total property returns since acquisition

Retail & Fulfilment

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

- Retail Park occupancy increased 270bps 1o 97.4%:
96.3% retail overall

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

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

Campuses

Pre-lets at Nertan Folgate and

Canada Water

Increase occupier exposure to growth
sectars, including life sciences
Increase scale in Gulden Triangle
Progress pipeline including S Kingdom
Straet, Euston Tower and next phase at
Canada Water

Retail & Fulfilment

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

" Submit planning tor medium term

logistics opportunities
Maintain high occupancy, fecusing en
accupiers with strong covenants

Development exposure

Market letling risk

[vacancies, expiries.
speculative develapment]
Occupier covenant strength
and conceniration

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

Net debt to EBITDA

Financial covenant headroom
Period until refinancing

is required

- Delivered our second net zero development at
1 Triton Square

- Average embodied carbon on developments on track
to achieve 500kg COze by 2030 at 632kg COze per
sqrn for offices

- Completed 29 net zero carbon asset audits

~ Establishing pathways to raise ihe porifolio’s
£PC ratings lo aminimum of a B

- Achieved GRESB 5-star rating

Maintain progress with our Pathway to
Net Zerc Carbon

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

the porifolio

Matntain GRESB 3-star rating

Energy intensity and carbon
emissions [EPCs)

Future cost of carbon offsels
Porkfolio flood risk

- Community Funds launched at Broadgate and
Paddington Central

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

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

Target 12,500 beneficiaries from our
education programmes or aclivities
Target 1,000 beneficiaries from our
empltoyment beneliciaries programmes
or achwvities

Further increase affordable space
provision, including all priority assets

Community engagement

- Maintained over 30% female representation at
board level

- Exceed recommendations of Parker Review on
ethnic diversity at Board level

- Reduced gender and ethnicity pay gaps

- Launched DE&I Strategy

Continue to reduce our gender and
ethnicity pay gap

Continue to improve our staff
engagement score

Voluntary staff turnover

Employee engagement
and wellbeing

Read more aboul our key risk
indicalors on pages 84-96
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STAKEHOLOER ENGAGEMENT The British Land Company PLC 00621920

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

us deliver outstanding places and positive outcomes

for all our stakeholders,

QOur stakeholders

Our customers Our communities Qur investors

The people and institutions who
own British Land shares ar bonds.

The people who live in and
around our assets as well as lacal
organisations and enterprises.

Who they are Qur occupiers, their employees,
and the people wha visit or Live

in and around our buildings.

Key engagement
metrics

Customer surveys: 15,800
completed annually

23,949 beneficiaries from
our aclivities

103 community initiatives at
our places

- ¢.60% sharg register met in the
last year

~ Qver 200 investors or potentiat
tnvestors met

What matters to them

High quality, sustainable space
which can flex atcording to
thew needs

Places which enhance
wetlbeing and offer leisure

and enieriain/ment experiences

Education and
employment ppporiunities
Places which foster

social connections and
enhance wellbeing

Scope to use our places o
support local business

- Attractive return oo investment
- Clarity on strategy and outiook
- Liguidity - the ability to enter
and exit their invesimant easily
- Ambitious ESG commitments

Ways we are
responding

Evelving and extending our
Carmpus offer to appeal to
growing innovative businesses
Delivering space which targets
the highest environmental and
wellbeing certifications

Delivering Place Based
initiatives which {arget key
loralissues

Fostering networks which
connect our gocupiers with (pcal
cominurilies ang organisations

- Returns-focused strategy with
clear targets set

Example outcomes
fram gur engagemaent

315.000 sq ft let to Meta
{previously Facebaok! which

has expanded rapidly on pur
Regent’s Place Camgus

Qffice space 1 Broadgate fully
pre-tet four years shead of
completion; the sustamability
credentials were a key atiraction
far these occupiers

At Regent’s Place, through

the Tritan Café, wea provided
space 16 BlackQui UK ta run
five events thal provided peer
support, learaing and debales
for 75 black gueer men

12 pupils participated in

retail and enterprise activities at
Teesside Park as part of its ‘Raise
Youwr Game’ partnership with
Middleshrough FC Foundation

- 14.8% total accounting reiurn
- 43.7% increase in dividend

© NABERS tNatianal Australian 8uilt Environment Rauing Systeml is a system for tracking the energy efficier oy of 8 byilding from development to use.
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Statement on section 172 of
the Companies Act 2006

Section 172{1) of the Companies Act
requires directers of a company to actin
the way they consider, in good faith, would
be mast likely o promote the success of
the company for the benefit of its members
as a whole, taking into account the
following: the likely consequences of any
decision in the long term; the interests of
the company’s employees; the need to

foster the company’s business
relationships with supphers, customears
and others; the impact of the company’s
operations en the community and the
environment; the desirability of the
campany rnaintaining a reputation far high
standards of business conduct; and the
need to act fairly as between members of
the company. The nature of our business
means that we have a continuous dialogue
with 2 wide group of stakeholders and
their views are laken into account

The British Land Company PLC 00621920

before proposals are put to the Board for a
decision. Infermaticn on how the Qirectors
discharged their duty under section 172
during the year, including how they
engaged with key stakeholders, and how
they had regard to the matters set out
above in their discussions and decision
making, can be found within our Applied
governance section starting on page 111.

Read more about our slakeholders on pages 32-34

Our partners & suppliers

Qur people

The environment

Who they are

Property investors, local
authorities, suppliers and all
other organisations we have
a direct relationship with.

Everyone employed at British Land.

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

Key engagement ~
metrics

- Recognition through our
Supplier Exceltence Award

- Aim to pay 95% of suppliers
in 30 days

- Annual voluntary staff
engagement survey

- Rolling out energy, water and
waste audits

- NABERS adopted on all new
office developments®

What matters to them

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

- Contributing ta the success
of the British Land brand

- Long term partnerships

- Opportunities to work on the
maost interesting projects in
UK real estate

- Potential for development
and promotion

- Achieving work-life balance

- Compensation

- Minimising carbon emissions

- Minimising waste and
conserving water

- Preserving and enhancing
hiodiversity

Ways we are
responding

- Maintaining an active dialogue
- Developing long term
relationships with suppliers.
supported by our supplier
caonference and
recegnition awards

- Opportunities to work on
innovative development projects

- Investing +n professicnal
development

- Employee-led networks
fecusing en areas that matier
to our people

- Designing and delivering
low-carbon buildings

- Reducing carbon emissions on
existing buildings

- Identifying oppartunities to
increase biodiversity en and
around buildings

Example outcomes
fram our engagement

- Supplier Excellence Awards
covering six key focus areas

- 71% within locai London boroughs

- Blossom Street Project Charier
fostered a very positive working
relationship with cantracter
Skanska at Norion Folgate

- 69% engagement score with
85% recommending British
Land as a place 10 work

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

- 14 sponsored to study for
professional qualifications

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

- Targeling BREEAM Outstanding
on all new office devetopments

- New 1.5 acre park at Exchange
Square delivered

British Land Annual Report and Accounts 2022 3



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 looking to grow our feotprint

in Scotland, and Glasgow in particular,
and British Land were able o offer 3 great
oppoartunity. The asset manager was very
enthusiastic about our brand and really
pushed to find the nght space for us.
Glasgow Fart offers the right brand and

occupier mix, access to the right customers,

it's easy to shap and customers feel safe.”

Ricardo Thomas
Mango, retail occupier

"British Land’s space and partnership
enabled New Diorama Theaire,
Broadgate, the UK's most ambitious artist
suppart groject for independent arlists -
supercharging ihe recovery of ihe arts
post-pandemic. Tegether, across a single
year, we'll support a fpatfatl af mare than
80,000 artists, providing more than 100,008
creative hours - ali completely free

of charge "

David Byrne
MNew Diorama Theatre, Broadgatd and
Regent's Place

“tewas the Masterplan itself that auracted
us to Canada Water. We have ambitioys
plans for aur campus and at Canada Waler
we have 3 unigue gpportunity to grow and
develop and at the same fime, 1o have

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

British Land are a fabulous partner, they
delivered a modular campus for Ls in just
? moniths, they have sonte great ideas for
the futyre and they really engage with our
engineering students providing incredible
real-life experience.”

Judy Raper
Oean & CEQ. TEDI IThe Engineering &
Oesign institute! London, Canada Water

Communities

“Even when we haven't been able io

meet candidates face-1a-face because of
the pandemic, we've cantinued to upskill
people through enline training and place
them into jobs where they do well. We've
supporied 79 peopte through training smnce

March 2021 and helped 25 people into jobs.”

Anthony Lee

East Londan Business Atliance,
edutation and employment
community pariner Broadgate

The British Land Company PLC 00421920

Environment

"British Land is very aware of the real and
positive impact that biodiversity can have
on its portfolio and on the people visiting
their spaces. They have mads some very
progressive commitments 16 improving
urban biediversity and ecosystemn
performance acrass the standing assets
wihich go far peyons any planning
requirements and are quantitatively
measuring the impact that has.”

Margan Taylor
Dirpctor, Greengage, tonsultant ecologist

Qur people

"l first started at Aritish Land in 2017 and
have worked in property management, in
aperatigns delivering {he flexible workspace
praduct Storey, and I've just started as an
asset manager, \poking after Seuthgate in
Bath and Drake Circus in Plymouth. British
Land is graat al recognising individual
sirangths - | have been supporied with
new apparlunities and sponsored through
professional qualifications, most recently
my Royal institute of Chartered Survayors
quatification and } have had some great
champions along the way.”

Emma Padget
Asset Manager, British Land

Partners & suppliers

R1A British Land Annual Repert ant Accounis 2022

“The vatues that underpin this project make
it @ very special one to work on. They are
about creating alasting and positive legacy
for those working on the project as well as
the local community. They are capiured in
our Project Charter which we developed
with all our staweholders in mind.”

fan Perry
Operations Director, Skanksa, cantractor
at Narton Falgate



PEOPLE AND CULTURE

People and
culture

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

the way we do business,

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

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

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

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

Michael and Olivia
Head af Planning [Michaell,
Team Assistant [Olivial
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Qur values underpin everything we do:

Bring your

whele self

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

We caritinue aspiring to be an employer
of choice and have demonstrated this

in the last 12 months by listering 1o

aur employees, develaping our tatent,
investing in wellbeing and strengthening
aur approach 1o Dwersity, Equatity and
Inclusion [DE&I).

Diversity, Equality & Inclusion
(DE&D)

In November 2021, the Coerporate Social
Responsibikity Committee [CSR Committesg)
approved our DE&I strategy, which was then
coramunicated to the business in early
2022. The strategy brings all our diversity
aclivities together in ane place, and was
the result of the hard work of a number of
colieagues. It is a powerful demenstration
of our Be smarter together and Build for
the future values. This work followed the
Race Equality Framework we published in
October 2020, when we saw an oppartunity
to broaden our scope and challenge
ourselves more widety in these areas.

Be smarter

Build for
the future

together

We are making good progress with our
CE& ] sirategy, which sets out our medium
term aims and cammitments and can be
feund on our website at britishland.com/
diversity-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 orientation, religion or belief,
disabitily, marriage and civil partnership,
and pregnancy and maternity. [n addition,
the strategy is aligned to the United
Nations' Sustainable Development Geals
- a global framework to tackle social and
environmenial chalienges.

5

Specifically, cur goals align te progressing
gender equatity, decent work and eccnomic
growth, and reducing inequalities. The
strategy document concludes by setting

out our 2030 DE&I Performance Indicators,
tor example in terms of ethnic and gender
diversity, to enable us 1o continue to deliver
on our pramise of continuous improvemant.

10 2021/22, we made a further cammitment
to OE&I, ensuring that all emplayee
feedback channels such as our exit
interviews and engagement surveys
inciuded diversity demographics. This was
to help us ensure all our employees feel

" listened to no matter their background and

alse to understand where employees of
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PEQOPLE AND CULTURE continued

ditferent backgrounds, ethrucity,
experiences may be encountering
c¢hallenges at British Land so we can
improve. In the 2022 engagement survey,
89% of employees agreed that '‘Diversity

is a stated value or priorily for British Lang,
this very high scere emphasises the
engagement our employeas have with

our DE&) strategy but also shows we

can always improve.

As part of the strategy, we have continued to
focus an qur recruitment Lo atiract 3 more
diverse workforce. We have ensured that
our hiring managers have anti-bias training
and are cammitted to blind CVs where

we can 5o that indicalions of diversity are
rermoved at the point when the CVs are first
reviewed by line managers ta reduce the
risks of unconscicus bias in selection for
interview. We work with a number of
agencies such as BAME Recruitment and
London Works, \o enable us to attract 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 recruilrent practices.

Qur ten employee-led networks

support aur DE&I ambitions by providing
another mecharnism lor feedback from

our empioyees and a voice for change.

For example. our Pride and REACH

[Race, Equalily and Celebrating Heritagel
comnitieas worked on a short documentary
with our long term charity partner Just Like
Us. which interviewed staff and students
and explored the need for diversity and
inclusion in both scheot and the workplace.

Qur Parents and Carers committee
launched our new carers’ policy and carers
support guide during Nalional Carers Weeak

Workforce gender diversity at
31 March 2022

Ail employees
{excludes Non-Executive Directors)

Senior management

Board

Female Male
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British Land journey

"Ouring my Carear Ready internship,

[ got 10 expand my network and envision
@ carear working for British Land. After
teaving university my Career Ready
mantor, the Paddington Central Estate
Oirector, informed me of an opporiunity
at British Land. I was eager to apply for
this role and was successful in hecaming
an Assistant Property Manager at
Regent’s Place. The team on Campus is
absolutely amazing and the suppart and
epportunities | have been given, not only
by the peopte an this Campus but from
the wider business, have truly made me
fael 3 part of the British Land family.”

Mohammad
Assistant Property Manager

in June 2021. This cutlined all the support
aur employees, who are carers, have to
access all the assistance they need.

Our women's commitiee rebranded itsel
as equitaBle to reflect the netwaork's core
purpose, which is to achieva gender equality
across ihe business. Over the last year ihe
network has worked to break the stigma of
menopavuse, and launched wabinars and

an online toolkit to help employees find a
suite of helpfut information. There is also
guidance for team members and managers
in understanding the menopause in the
waorkplace. EquinaBLe has continued 1o host
“In Conversation” sessions with 2 number
of successful women including Dr Jane
Riddiford, co-founder of Global Generation
and Irvinder Goodhew. British Land’s own
MNon-Executive Directar. In 2021, oyr
enaBle commitlee was successivlin
gaiming a Disability Smart Accreditation,

on behall of British Land, from the
Business Disabiity Forum,

We work closely with 3 range of sirategic
pariners lo deliver gur DE&! strategy and
have always been keen to assess ourselves
against nationally recognised benchmarks,
This 1s not only to highlight areas that we
are most effective and competent in, buyt,
mare impartantly, to help us identfy areas
where we can further improve. In 2021, we
exceeded a key recommendation of the
Parker Review, of having at least one board
member from an ethnic minofity group. in
the 2021 FTSE Women Leadership review
we were praud te be ranked 19" in the FTSE
100 for womern representation in teadership
positions and we have exceeded their target
af 33% women on boards by 2020. For the
fourth consecutive year we were ranked in
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the top 75 employers by the Social Mobility
Foundation. Last year we were one cof a
small numtier of FISE 100 companies to
report our ethnicily pay gap. even though
this is not yet a mandatary requiremant. We
are commitied to reducing both our gender
and ethnicity pay gaps. Our executive and
leaderships teams have an abjective to
reduce the median pay gap in both

cases by 2% year on year.

Employee engagement

Our slrategy is focused on leveraging the
skilt sel we have across our business. We
recognise thal an engaged and metivaied
workforce is key 10 its Success and we
need (e understand what is impartant

o our people to ensure we maintam a
motivated and engaged team. Our empioyee
engagement survey provided valuabla
insight into the priorities of cur people

and how eliectively we were meeting them.
There ware some very positive messages:
90% of staff reporied that they were proud
to work for Britisit Land, with 85%
confirming that they would recommend
British Land 25 a great place to work

Read mare sbaut aur CSR Commuiltee an
pages [72-115

However, we also understand we have
areas in which to improve and we want (o
increase our overall employae engagement
score from 63%. To better understand the
feedback from this survey, our leadership
teams are having detailed sessions across
their departmeants to understand what we
are doing well and where we can improve.
Working with ernployees and leaders
cotlabacatively, we will then create an
action plan to address the key ponts raised.




Wellbeing

Cevid-19 brought wellbeing to the tep of our
agenda and we have maintained that focus
throughout this year. We have continued to
support our peaple with their physical and
mental health.

Over the last 12 monihs, our Wellbeing
Committee launched our suicide prevention
strategy and rolled out our suicide
awareness training. Topics such as these
have historicatly been taboo, hui British
Land feels that awareness on this topic

is valuable to all employees to ensure
everyone has the tcols to support those
who are in any way alfected by this.

Qur Cycling Network and Sports and
Social Committee have also kept us active,
connected with each other, ang focused on
our physical and social heatth both in and
out of lockdowns and through the changing
environment of the Covid-19 pandemic.
Activities have included virtual morning.,

pilates classes. cycling clubs, Steptober

and mare.

Ouring 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 10 ensure employee safety.

Developing talent

Qur aicn is to conlinue to grow aur
workforce and leadership capabilities,
skills, compelencies and behaviours as we
help deliver a sustainable, successiul and
future-focussed organisation with a diverse
pipeline of talent.

in September 2021, our newest emplayee
network, NextGen, was sel up by 2 group
of young colleagues, with the aim of
“representing and supporting the next
generaticn of progerty professionals at
British Land”. This also embodies cur
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. li also
acts as an enabler for change by providing
a forum for colleagues to share ideas and
assist in delivering initiatives, and supports
the integration of new ermployees including
those new to the praperly indusiry,

Externally, British Land continues te

be a Platinum sponsor for ‘Pathways to
Property’, which aims to make 1L easier

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

inlernship programmes, providing valuable
experience and insights into the real estale
industry for young people from

diverse backgrounds.

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

We are also delighted to be continuing

our partnership with the Change 100
programme after a successful pilot

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

. diverse group of talent for the long term

boih for eur own business and the real
estate industry in general.

Bringing fresh new talent into the business
remains key to our success. We will shartly
be welcoming four new graduates o our
cammercial property programme, joining
the three current graduales in this scheme
and the three graduales on our strategy
graduste scheme. We also have seven
apprentices across different areas of

the business.

As well as bringing in new talent, we

have continued to invest in and develop our
current employeas, with 74 employees over
the last i2 months receiving a prometion or
oppertunity to move roles internally within
British Land.

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

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

For the secend year running. we are
delightad to have partnered with the Circl
Leadership Development programme,
which halps our aspiring people leaders to
develop practical coaching skills. People
from local schaols and communities are
paired with an employee fram British Land
to practise the coaching skills they learn
with Circl. [t's a uniquely effective way to
build a ceaching culture in the workplace,
white helping talented students develop
the skills they need (o succeed.
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"I spent the lirst 3.5 years of my time at
British Land working at Broadgate,
working with same great people and
being involved in prejects like the
refurhishment 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 warked as
Customer Relationship Manager at
Storey for the last six months. The
opportunity to grow and develap within
British Land has been a whirlwind and
I'm lucky that throughout my time at
British Land I've had great managers,
waorked with nice people, and our
fantastic HR team have always
supported and encouraged me.”

Kate
Customer Relationship Manager,
Storey

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

QOur internal mentorship scheme at

Briush Land has alse gone from strength
to strength and we currently have 66
employees matched in formal mentorships
across all areas of the business. A number
aof the British Land Leadership Team are
maltched with members of the Executive
Committee and Non-Executive Directors.

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

t T We have cammitted ta achieving a net zere carbon pertfelio by 2030 and have set out clear
Ne ZEeT0 ca bon targets io reduce both the embodied carbon in our deveiopments and the gperational
carbon acrass our portfolio.

Embodied carbon targets £Y32 Highlights
50% 432 kg COe per sqm
Embadied carbon in offices developments

fower embodied carbon intensity at our
offices developments to below 500kg COze
per sqm from 2034

e e e 100% . Second net zero carbon develpprent . . -
” T delivered at 1 Triton Square

of developments delivered after April 2020

ta be net zero embodied carbon

QOperational carbon fargets

75% Programme of net zero audits camplated
igentifying energy saving initiatives which

reduction in operational carbon intensity align to our targets

acrass our portfelio by 2030 vs 2019

25%
improvement in whote building energy
T This 2030 sustainability focus area efficiency of existing assets by 2030 vs 2019

s
-

Q:)’" aligns with the UN's Sustainabte
Development Goal 12

Environmental We demonstrate the strong progress we are delivering by participating in \eading

international benchmarks.
]eaderShlp Our target is to achieve a 5 star GRESB rating by 2022 and we are pleased ta have achieved

this two years ahead of target.

Qur gerfermance in leading international benchmarks

A GRESB 202t: Mser @ MSC) ESG
Gud  Ssarrng Bwen 8 Rating 2021
CRESE Grean Siar AAL
cpP 2021; FTSE4Good
A- score Index 2021
FIsE4Good Top B1¥ percentile
EFRA - Scirnce Based
Rating 2021; RJEE.  Targets:
Gold P~ A appravat in 2021

PE=TW 7his 2030 sustainadility focus ares
oo aligns with the UN's Sustainable
Development Goal 12
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Please find our materiality assessment on our
website al britishland.com/materiality

Place Based approach A Place Based approach means understanding the most impeortant issues and

opportunities in the communities around each of our places and focusing our efiorts
collaboratively, to make the biggest impact at each place. We focus our community
investrnent on the five key areas identified in our local charter:

FY22 Highlighis

Connect - €2.7m cammunity investment, including cash, space,
velunteering 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 to partner with the National Literacy Trust
across our portiolia

Employment - 34 employment initiatives
- Refacused our programmes to support those most
impacted by the pandemic
Business ° - Provided 20,000 sq it of space to NOT at Broadgate
as part of a pilot project to offer meanwhile
affordable space
Wellbeing - Aligning aur developments te the WELL Standard
- Ontrack to achieve WELL Platinum at 1 Broadgate
- New 1.5 acre park delivered at Exchange Square
in Broadgate

§ S

Responsible business We advuca_te responsible business practices across British Land and thraughout our
supply chain, We have three key areas of focus:

FY22 Highlights

Responsible employment ~ Achieved Disability Smart Accreditation from the
Business Disability Forum
~ E440,000 spent an training and professional
gualifications; 14 sponsored through
professional qualfications

Diversity and inclusion - Ranked 15" in the FTSE Women Leadership Review
for FTSE100
- Exceeded the Parker Review recommendations of al
least one board member from an ethnic minorily group
- Launched new Diversity, Equality & Inclusion strategy
- Ranked 61 in top 75 Social Mobitity index
Responsible procurement - Provided anti-modern stavery training te all employees
- Independent anti-madern slavery audits of
g This 2030 sustainability focus area key suppliers . .
aligns with the UN's Sustainable - Introduceq ouf_Contractor Framework, identifying
@ Development Goal 17 key sustainability KPIs for new contractors
- Launched Supplier Excellence Awards
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SUSTAINABILITY continued

Environmental review

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

Qur key enviranmental cammitment is to
achieve a net zero carbon portfolio by 2030
and we have maintained our focus on that
despite the pandemic, This year we have
made good progress on our Pathway to Net
Zero and our work on TCFD reporting is an
important step in understanding the climate
resilience of our business.

Our Sustainabitily Briel for Development
and Operation, ypdated last year, sets out
the key requirements for our assels at each
stage of the property lifecycle; progress in
each area is reparted below.

Energy and carbon

There are two principal ways in which we
can reduce the carbon emissions associated
with our activities - reducing the embodied
carbon in our developments and reducing
the operational carbon across our portfolio.

Develapments

Reducing embodied carbon

Embodied carben refers to the carbon
emissions resulting from the praductian
and transportation o1 materials for

a building and all elements of its
construction and deconstruction.

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

our developments net zero carbon

al cornpletion,

To do this, we undertake whole life carbon
assessrments on all of our develapments

and major refurbishments. This year

we atopted the OneClick LCA tife

cycle assessment software for all gur
developmenis, delivering on one of the early
commitmentts in our Pathway (o Net Zero,

Current esttmates tor emboedied carbon in
our developments are shawn below:

Kg COze per
Difices developmants sqm
Completed developments 408
Devetopment gigeline
tncluding compleled
developmenis 532
Develepment pipeline
excluding cornpleted
developments 478

For completed develepmenis which include
1 Triton Square and 100 Liverpaol Street, we
henefited fram our ability ta re-use much of
the exisung structure.

Going forward, severat of our near term
develapments will be substantiatly new
builds and in these cases, our focus will
be on using more sustainable materials
ard technigues.

Residential and retail davelopments have
2 3030 target of 450kg COse per sqm with
average embodied carbon in the pipeling
of 842 kg COse per sqm:

Reducing operational carbon

Where we are delivering new developments,
we have a clear opportunity to target mare
ambitious geals in energy efficiency. Qur
2030 target of $OkWn, per sqm {on a whole
building basis] for new develapments aligns
with the UK Green Buitding Council's
interim targets and the trajectory for the
Paris Praot target of 70kWh, per sgm

for 2035-50.

Reducing operational carben case study:

1 Broadgate

1 Broadgate is expected to be our most
energy efficient building yet. Energy
intensity 15 &xpected 10 drop o one-sixth

of the previous building at 95kWhe per sqm.
This building inctudes intelligent systems
which monitor usage and adjust
autornatically to energy demands helping
to reduce wastage and ephance efficiency.
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We have also adopted NABERS UK on

31l our new office developments. The
NABERS mathodology produces an
energy performance rating for each
office development, helping us lo track
perfaromance ta ensure we mesat our
targeted ievets of efficiency. 1 Broadgate,
our pilat NABERS scheme, is currently
an track for a B-star rating.

Offsetting strategy

On completion of a development, we offset
the residual embodied carban which coutd
nol be avoided through design ang material
choice. We use nature based offset credits
fram accredited projecis, Where passible
we select projects which atso support
biodiversity or have economic benefits

far local cemmunities.

Standing portfolio

Reducing operational carbon

This year we complated net zere audits

«of 2% of our rmajor office and retail assets, - -
accounting for 90% of tandlord-procured
energy, identifying energy saving
interventions to support our target of a 25%
improvement [on 3 whele building basis) by
2030 €ach audited building has a net zere
pathway which is now being embeddad
within its business plan,

Algngside this process, we ace identifying
intervetions which improva the EPC
ratings of buildings rated C or below to
carnply with expected MEES (Minimurm
Energy Eificiency Standards) legrsiation
requiring buildings to be A or Brated by
2030. Currently 36% of our postiolio is A or
B rated and we expect it will cost around
£100m to deliver A ar B ratings across the
portiotio by 2030. Mary of these are low
cost interventions which deliver financial
savings, effectively paying back in a few

Oftsetting case study: 1 Tritan Square

This year, we ofisel residuat embedied
carbon at 1 Triton Square and the St Anne’s
affardable hausing scheme with offset
credits from twa forestry projects, a
reforestation project in Ghana and a
sustainable timber plantation in Mexico.



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

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
8 rating from a E. Key interventions include
LED lighting 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 a
Transition Vehicle, financed by an internal
levy of €40 per tanne of embodied carbonin
new developments as wall as a £5m annual
float. Total funding in the Vehicle is now
£15.6m. One recent exampte was the
chiller replacement at Broadwalk House,
which was nearing end of life; the madern
replacement was iwice as efficient,
generating £45.000 annual cost savings,
representing 5% of the whole building
energy costs and equating to a seven

year payback on current energy costs.

Solar panels across our portfolio
generate 1,731MWh of addilional 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 ta 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 cross laminated timber, high recycled

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

Renewables

We have undertaken feasibility

studies across the portfolia for raoflop

and solar car port possibilities rdentifying
opportynities 1o add to the 2 mega watts of
capacity we already have installed lof which
hallis at Meadowhalll. We are now doing
detailed feasibility studies for two retail
sites and Meadowhall shopping cenire,
We continue to purchase both REGD
backed electricity and RGGO backed gas.
accounting far 93% and 83% respectively
of electricity and gas purchased.

Circular economy & materials

We are a signatory ta the Architects’
Journal Retrofirst campaign which
encourages the vse of retrofitting and
refurbishment. We have delivered on that at
our completed developments {see page 40]
and across all our schemes prioritise

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 alsc received an innovation credit by
industry body BRE (Buitding Research
Establishment] for implemanting a
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malerials passport at § Broadgate which
provides information about the materials,
products and components in the butlding
to enable their recovery and future re-use.

Climate resilience

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

Qur facus on energy and carbon forms

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

Biodiversity

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

our places, and with over 10C acres of

{and in London under our control this is

3 key consideration for us. This year, we
refreshed our Biodiversity Framework for
Broadgate and introduced new frameworks
al Regent’'s Place and Paddingten Central.
These identified four key areas of focus:

il open space and habitat management;

ii] the built environment; iiil education

and community engagemenk; and iv] data
cottection. Building on this, the Framework
sets out the key species and habitats of
relevance io the area and sels targets for
bindiversity net gain, improving health and
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SUSTAINABILITY continued

weltbeing and ecosystem services, We are
exploring similar plans for all our managed
retail assels.

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

1 Broadgate development includes nearly
12,800 sq fi of planted area across the site
including balconies, terraces and ground

tevel with a further 3,000 sg {t of green

roof space ai Noron Folgate.

Air quality

Each of our Campuses has an ar

quality actign plan which is reviewed

at least annually. At Broadgate, we have
implementad a delivery booking system that
enables the tracking of associated carbon
emissions which is identifying opportunities
to reduce vehicle movements and
associated emisstons. In addition, at our

" ‘major constryclion sités, we use delivery

consglidation ta signiticantty reduce
vehicle movements to the site.

Water o

Across our developments, we are using
tow-How water fixtures 1o achieve a 40%
reduction in potable water use to 20 litres
per persan per day. We are on track ta
achieve this 31 1 Broadgate and Norton
Falgate. On our standing portfolio, we have
undectaken gver 1Q hybrid energyfwater
audits at our managed sites o identify
further reduction opportunilies.

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

Paddingion Central

“We wark with British Land 1o run
employability programmes that give lacal
rasidents the skills to land suslainable
jobs, including ringfenced opportunities
with businesses at British Land's places
Despite the obstacles that Covid-19
presenis, and not being able to work
face-wa-face, we've engaged over 130
candidates across eight sites this year,
praviding victual training and ane-ta-one
support. Over half have already gained
employment tn a range of sectors.”

David Cooke

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 social and
acgnamic issues in the communities around
our places, this year, we ideniified the key
social issues we will tocus on at each place.
We have integrated these inte the business
plans for our eight priority assels covering
52% of our portiotio by value.

We also updated our Local Charter. This
provides a clear framework for delivering
our Place Based approach, focusing on key
locad issuas where we can collectively make
the biggest impact; progress on each area
is reported below.
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23,949

beneficiaries from our
community programme

103

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



Connect

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

Connecting customers and community
partners is one of aur strongest social
contributiens. Qur Campus Community
Funds are o« geod example nf that appreach.
Following the success of the Regent’s Place
Community Fund, this year we worked with
our customers e launch funds at Broadgate
and Paddingion Central. Together, we agree
priority local themes, pledge funds and
-award grants to community organisatiens
doing vital work locally. In the first year,
15 customers ang local stakeholders
pledged over £150,000 to our Broadgate
and Paddington Central Community Funds.

Education

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

This year, we delivered 58 education
initialives at our priorily assets. These
ranged from primary school projecis and
secondary schoal workshaops o college
evenls and university challenges, along
with rmenioring, site tours, talks and
educational events.

We continued our partnershig with the
National Literacy Trust acrass 2% of our
ptaces, working collaboratively with our
customers and local scheools to encourage
an additional 7,800 children to read for
pleasure and improve their literacy skills.
Together, we have reached 96,000 chitdren
across the UK since 2011.
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Employment

Woe support local training and jobs through
Bright Lights, our skills and employment
programme, working wilh customers,
suppliers and lacal partners across

our portfolio.

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

al each priority asset and delivered 34
employment initiatives acrass our pertfolio.
Recognising the impact of Covid-19, we
have refocused Bright Lights to support
some of those most llected, including
individuals who have lost their livelihoods.
These programmes run across our portfelio.

We reached over 135 people through

virtual employment training and one-to-one
support at six retail sites across the UK and
two London Carmpuses, Designed to give
local residents the skills to land lasting

"l can't thank Andrew, the Ealing Broadway
team and British Land enough for getting
behind this placemaking initiative and for being
<@ supportive. We've been able to work with 25

local creative partners and maintain our focus on
‘shop small, shop local and shop with purpase’.
Everyone who sells items in the store also works
in the store and people in Ealing have loved being
able to interact with the peaple who made the
items they are buying. We're accidental retailers
and we've gone (rom a market stall te thinking
about five year leases and we couldn't have

done that withoui the suppart of British Land.”

Kate McKenzie
Curated Colleclive

Education case study: Partnership with
the National Literacy Trust

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

in research we commissioned into the
ecenomic benefits of reading for pleasure,
to celebrate our ten year partnership with
the Natianal 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

employnent, the programme included
ringfenced opportunities with businesses
at our places. Gver 0% of candidates have
slready gained amployment in a range of
sectors. At every site, we connected with
local partners o identily local people who
needed the programmes most.

Programmes we piloted this year and plan
to expand next year included ADcademy
with Brixton Finishing Schoal. Qver 110
yourig people local {o our London Sampuses
and Ealing Broadway took part in online
workshops funded by British Land,
developing valuable skills to increase

their chances of gaining employment

in the creative, technology and

advertising industries.

Supporting local business

We support local businesses to create
opporiunities for local independents, socisl
enterprises and start-ups. This includes
providing affordable space arid prioritising.
tocal suppliers and small and medium-
sized enterprises through our

development supply chain.

We provided affordabie space 3t Sof the 8
priority asse!s and identified opportunities
at the remaining 3. This includes affordable
workspace, affardable retail space and
commomity and arts space. Next year,

we will expand opporiunities across
additional assels.

New Diorama Theatre

Fallawing the success of New Oiorama
Theatre INDT} at Regent's Place, together
we launched NDT Broadgate to support the
recovery of the arts post-pandemic. One

of Landon's biggest rehearsal and artist
developrnent comptexes, the 20,000 sq fi
space is completely free for independent
and freelance artists to use. The first
project of its kind in the world, NOT
Broadpate has attracied a footfall of 80,000
creatives, engaged over §00.000 people and
supported the creation of highly successful
productions. New Diorama Theatre at
Regeni's Place also won The Stage's
Fringe Theatre of the Year 2022 Award.

Wellbeing

We creale places thal support health and
wellbeing far our customers, celleagues
and communibes and contnbute 1o locat
people’s wellbeing and enjoyment.

At 100 Liverpool Streel we are pitoting

BL Connect, our smarl dashboard which
uses Internet of Things sensars around

the building to extract 2nd store data on
how our spaces are being used. This data
generates insights which help us improve
the warking environment far cur accupiers,
for example with the right tevels of heating
and tighting. Over time, as our bark of data
grows, the building wilt be able to respond
autamatically in line with occypancy.
Additional features we will look 10 deliver
include ‘predictive maintenance’ - based on
data callected, the puilding will understand
haw devices behave and will be able ta
predici when replacerments are reguired.
Similarly, with "candition-based’ ¢leaning,
data will provide information on how much
of something is usad, enabling autemated
cteaning or replacements 16 be arranged.
This dashboard will apply 1o all new
developments going forward, starting with
1 Broadgate aad including Canada Water,

Whe are on track Lo achieve WELL Platinum,
at | Broadgate. the highest level of
certification on this globally-recognised
benchmark for health and wellbeing.
Working closely with gecupier JLL and
architect AHMM, we are targeting industry-
teading standards for air quality, water and
Light. BL Cannect will form an important
part of this wark,
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We continue to align developmants to

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

A2, will bath be WELL-ready. This pre-
cerfification supports usin delivering
outstanding workspaces for our customers
and opens up the opportunity for customers
to pactner with us in pursuing fult WELL
certification for employes health

and wellbeing.

Responsible business

Our activitres under Responsible
Employment and Diversity & Inclusion are
covered in the People and Cullure sections
on page 35-37 ant in the Gavernance
section an pages 113, 114-119.

Responsible procurement

A strong relationship with our suppliers

plays a key role in the successful delivery

of our strategy which is governed by our ez
Supplier Code of Conduct. This sets out

clear social, ethical and environmental

obligations for our supply chain and

pramotes safe and fair working conditions.

I is mandatory for alt suppliers

Against modern s\avery

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

risk suppliers fwith 11 more scheduled),



reviewing compiiance on 12 key areas cf our
Supplier Code of Conduct. These included
human rights, health and safety, equal
epportunities, fair reward, working hours,
staff developrnent and worker represenialion.
Informed by risk and impact assessments,
audits prioritised praperty management
service providers at our assets and
consiruclion contractors on our
developments. All supgliers scored above
77% and by working with these suppliers
impravernant opportunities will be identified
and agreed. We continue to be a member of
Unseen’s business helpline portal, which
allows people to report a potential modern
slavery cccurrence anonymausly.

We pay al least the Real Living Wage 1o all

British Land ermployees and we strongly

encourage all suppliers to pay their UK

employees at or above the Real Living

Wage. Our Lendon Campuses are accredited

Living Wage Places and also comply with
~the Mayor's Good Wark Standard.

Our Slavery and Human Irafiiching Staterment
carn be found on our website britishland.com/
madern-slavery-act

The British Land Company PLC 00621920

Our external commitments and sacial
sustainability benchmarks

g
30% Club

AT 0T MY

100%

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

79% >

R . Sele FTSE
of supplier workforce paid at least the - ﬂ'i’!‘::‘.h":fi‘“
Real Living Wage. el e Loz B
Mandating prompt payment
We have been a signatory 1o the UK \ Valuable %
Government’'s Prormpt Payment Code since 09 J e

2010 and aim ta pay 95% of suppliers within
30 days. Group inveices are settlad within
18 days cn average.

&
..R.,B-.;Enfn E@fnsse_-ho!d

Responsible procurement standards

This year, we intraduced our Contractor
Framework, identifying key sustainability
performance indicators thal we will monitor
for new contractors employed on asset
management initiatives. We also launched
our Supplier Excelience Awards Lo celebrate
and showcase the best suppliers’
contributions in a range of categories,
including responsible business.

Qur Supplier Excetlence Awards

"We are delighted to be recognised by
British Land in their first supplier awards
- it felt so rewarding to be recognised by
one cf 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 mind.”

Glenn Wilson
Director - Retail & Distribution,
Incentive FM
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SUSTAINABILITY continued

Net zero carbon

The British Land Company PLC 00621920

Focus area 2930 strajegy indiczlor 2630 1arged 2022 perlarmance
Pragramme Science Based target - Reductionin Scope 1 5% 12%
level targets and 2 ermissions vs 2020

Science Based target ~ Reductionin Scope 3 55% per sgm 15%

emissions intensity vs 2020

Embedied 50% reduction in ernbodied emissions Difices: 500kg CO,e per sgm Offtces: §32kg COze per sgm
{RICS A1-AS] an new construction and Retail & residential: 450kg Retail & Residential: 662kg
major renovation projecisvs 2019 CQze per sqm : CQse per sqm
industry benchmarks
100% of embodied emissions from compleied 100% Onirack
new construction and major renovation projects
[RICS A1-AS] offsel using cectified carban
offset credils
50% reduction in operational and and-of-life Offices: 275g CO,e per sgm On track
embodied ernissions {B1-BY, C1-C4) at new Relail & residential: 250kg
developments vs 2019 industry benchmarks COhe per sqm

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

2030 vs 2019 baseline Retail shopping cenires
- - . . {landlord ontyl: 31%
©° 28% whdl@ Blilding operational energy intensity  25% Offices. 28%
improvement by 2030 vs 2019 Retail shapping cenires
[landloed anlyl: 7%
Landlord pracured eleciricity fram 100% 3%
renewable sources

Environmental leadership

forus area 2000 strategy indicstor 2030 targe; 2022 performance

Indices GRESB [Standing Investments) 5-star rating 5-star by 2022 S-star

Green Davelopments an track to achiave BREEAM 100% 70%

Buitding Cutstanding [Offices); Excellent {Retaill;

Certitications Home Quality Mark (residential] minimum 3'

BREEAM-certified standing assets - atl ratings  ~ L4%
ldesign and/or operational BREEAM cerlificatel

BREEAM-certified standing assets - rated 50% by 2029 28%
‘Very Good or higher?

{design and/or operational BREEAM certificate}

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

Materials and Operational waste from managed 3ssats that Offices: 80% Oifices: 76%

Waste is re-used, compaosted. or recycled Retail: 70% Retail 48%
Developrnemt and cperational waste diverted - 26%
from tandfill

Biodiversity New construction and major renovation 100% On track
projects designed ta achieve 3 10% net gainin -
biodiversity
% of managed assels with Biodiversity 100% 15%

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

which have undergone a Neod risk assessment

1. Fram 2021, the 2030 strategy upgraded our BREEAM targets to Cutstandiag’ for Ofices liram Excellent and "Excelient’ foe Retad lfrom Very Gaod').

2. Excludes residential,
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Place Based approach

Facus area
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FY¥22 Peclormancs

Understanding & responding to
local needs

Following socio-economic sssessments, business pians have been created for all assessed sites

Connecting

Place Based initiatives identified at all priarity assets

£2.7m total community investment lincluding leverage)

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

103 initiatives at our places

11% BL empleyees are expert volunieers
23% total volunteering

Education

Needs-based education initiative undertaken at each prionty site
12.500 people benefiting from our education initiatives
58 education initiatives

Emplayment

Needs-based employment initialive undertaken at each prierity site
1,100 people receiving employmant related support or training

354 people supparted inte employment

34 employment initiatives in our places

Business

Affordable space provided at five of the eight priorily assets and identified at the remaining three
Space valued at £2.9m provided to community arganisations and enterprises including over £1.7m
of space ta New Diorama Theatre at Broadgate

Wailbeing

Annual review of air quality action plan at all campuses
On track to achieve Well Platinuen at 1 Broadgate and aligning with Weil criteria at Norten Felgate
Delivered Exchange Park

1. Alfordable space includes alt affordable workspace, aflordable retait space and community space en both a temporary and permanent basis.
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Responsible business

Focus area 2022 performance

. The British Land Company PLC 00621920

Responsible
employment

invest in our people

£440.000 spent on training and professtonal qualifications

Supparted 14 pecple ta achieve professional qualifications

Connect with our people

69% engagement score {participation score 87%)

86% staff rerention

Provide a safe waorking envirohment
Injury Incidence Rate ~ Dffices 21.29 incidents per 100,000 full time equivalent, Retail 0.00 incidents per 100,000 footfall
Inyury Frequency Rate - Davelopments (.17 incidents per 100,000 hours warked

Diversity &

Inclusion 36% of Board are female

Imprave gender diversity at all levels

37% of senior management are fernale

Gender pay gap 19.2%

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

Ethnicity pay gap 19.2%

Responsible
procurement

Against modern slavery

10D% of BL employees paid at teasl the Real Living Wage
79% of supplier warkforce paid the-Real Tiving Wage™™
Undertook independent anti-modern stavery audits of 10 high risk supptiers with all scoring above 77%

Delivered Anti-Modern Slavery trainirg and awareness for all employees

Mandating prompt payment

Group invoices settled within 18 days on average

Responsible procurement standards
Introduced Contractor Framework indeniifying Sustainability KPIs for new cartraciars on 3sset management initiatives
Launched Supplier Excellence Awards

Far our full EPRA reporting see our Sustainabitity Accounts britishiand. com/susiainability-accounts

Sustainable finance

Sustainability is fundamental to our
business at British Land, and the decisians
we make are erwironmentaily and sacially
intelligent. This includes aligning our
financing decisions with gur 2030
sustainability strategy. Dur current
sustainable fimance includes facilities
linked to Sustainability targets as well as
a ‘Green’ loan. We also have a Susiainable
Finance Framewark’ for debt capital
markels insurance.

British Land - ESG-linked
revolving credit facilities

We have a £450m Revolving Cradit Facility
linked to our performance on agreed
Sustainability targets. If we outperiorm
these targets, we pay & lower margin; if we
miss the targets, then the cost increases.
The targets inctude the percentage of

- development projects, by floor area,

which have a minimum BREEAM New
Conslruction cectification level of £xcellant
and the percentage of assels under
management, by floor area, which have 3
minimum BREEAM tn-Use (or equivalent]
certificatien of Very Good.

During the year, we signed a new bi-lateral

£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 year,
secured by 100 Liverpoot Sireet, a net
zero carben development with BREZAM
Outstanding certification. The interest
rate hedging for this (ean also quatified
as ‘Green'.

Sustainable Finance Framework
Briish Land’s Sustainable Finance
Framework has been in place since May
2020 and enables us to issue Sustainable,
‘Greed’, and/or Secial finance. We continue
ta develop this Framewark as sustainable
finance best praclice evolves,

1. Available on our website at britishland com/
sustainatle- {inance-lrameawork
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Climate-Related Financial Disclosures

Introduction

This year, we are reperting in line

with the TCFD reporling requirements
for UK premium tisted companies.

The following sections address how
climate change is incerporated into

aur corporale gavernance processes,
its potential impact on our strategy and
financial planning, its treatment in our
risk management procedures,.and the
relevant climate-related KPls and KRls
far our business. The following sections
and subsection headings correspond
wilh the sections of the TCFD framework.

- -
The Board and executive management team
at British Land recognise the scale of the
climate emergency, its potential impact on
real estate and therefore the urgent need
to lake mitigating action. With the built
environment accounting for a significant
proportion of glebal greenhouse gas
emissions, we also acknawledge cur
responsibilily 1o take acticn to minimise
our carbon footprint and coltaborate with
our customers, and the peaple who use our
spaces to do the same. Qur achievements in
develeping and managing more sustainable
space have been recognised for more than a
decade and building on this, in 2020 we set
out an ambitious approach to achieving a
net zero carbon managed partfolio by 2030.
This is a goal shared by our investors,
customers, partners and people. We believe
that delivering an these targets will create
clear value for cur business as demand
from occupiers and investors further
gravitates towards the best, most
sustainable space.

British Land is committed to transitioning
to 2 Net Zerc pertfolio by 2030. As part

of cur Pathway to Nel Zero announced in
December 2020, the Science Based Targets
initiative (SBTi) vatidated our landlord target
as 1.5°C-aligned and our value chain target
as ambitious. We are a signatory of the
Better Buitdings Partnership’s Climate
Commitment, the World Green Building
Cauncil's Nel Zero Carbon Buildings
Camrnitment, the RE100 commitment

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

Governance

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

and opportunities

The Board Directer responsible far
climate-related issues is Bhavesh Misiry,
Chiel Financial Officer, and the Executive
Committee member who leads the delivery

- of the sustainability strategy is David

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

Governance framework

Exeeutive and Management

Sustainability
Committee*

TCFD Werking
Group

Risk
Committee

CSR Committee

™~

Board of

Directors

Audit
Committee

* Members include representatives from across the business: Asset managernent. Development, Finance,
Investment, Procurement, Praperty management. Risk management, Strategy 2nd Sustainability.
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TASK FORCE ON CLIMATE-RELATED FINAMCIAL OISCLAOSURES (TCFDI continued

Financiat Officer and who remains

a champion of sustainability as Chief
Executive Officer. Simon previously ook
partin The Prince of Wales's Business &
Sustainability Programme at the Carmbridge
Institute for Sustamabnlity Leadership. The
chairships of the Risk and Sustainability
Commiltees have transferred {rom Simon
10 Bhavesh and David respectively,

Climate change and sustainability
consideratians are integral to gur
irvestiment and devetoprnent decisions,
formally reviewed within fnvestment
Commiliee papers and fully considered
by the Board in 2ll investment decisions.
A recent example includes our plans to
upgrade 3 Sheldon Sguare (o all efectric.
Achievement of sustainability KPIs are also
reflacted in the remuneratian paticy far
Executive Directors and ali Executive
Commiltee members have specific
Sustainability-related annual

objectives Isee pages 138-13%).

The Board is updaied on climate-related
issues at {east annually and has ultimate
oversight of risk rmanagement. In recent
years, the Board's annual off-site strateqy
event has included climate-focused agenda
itemns and specilic secttons on susiainability
In January 2022, the Board was given an
update on our progress againsi our 2030
sustainability strategy, at the end of the
first full year since launch.

Climate change is also considerad by our
Board Committges. Over the past year,
the full Board received a deep-dive an the
progress against our 2030 Sustainability
Strategy' and the fulure initiatives that
will drive carbon reduction. Qur subject
matier experts provided detaited training
on the technical aspects of embadied and
operational carbon. The Board's C5R
Committee received three updates frem
the sustainability teacn, each including
deiailed coverage of the Net Zero strategy,
EFC compliance, and the TCFD scenaria
analysis process. The Rernuneration
Commitlee worked with the susiainability
team ta devise ESG targets for exacutive
remuneration, and the Audt Comnmitlee
recerved 3 progress update during the
year an the devalopment of this disclosure.

Significant and emerging risks are
escalated to the Audit Committee and
climate risk i5 tracked as pact af our
‘Enwironmential Sustainability’ principat risk
category Isee pages 84-96]. Qur Board CSR
Committee meels three times 2 year and
oversees the delivery of the Sustainability
Stralegy, inclycing the delivery of the
Pathway to Net Zero and the management

of clirmate-related risks, Over 2021722, the
Beoard was updated en the TCFD transition
rish 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

Clmate-related risks are considered

by Ihe Risk Committee, which consists

of the Executve Cammittee and (eaders
from across the business, inciuding
procurement, development, finance and
property management. Each business area
maintains a comprehensive risk register,
which is reviewed quarterly by the Risk
Commitiee. Clirnale risks are identified
through a precess involving trend analysis
and stakehalder engagement as part of our
“"Envirenmental Sustainability’ principal risk.
Members of the sustainability team manitor
climate risk and update the Risk Commities
at each meeting throughout the year. The
Risk Committee reparts ioda the Baacd's
Auvdit Commintee.

tdentified risks are incorporaled into

our risk framewark and managed by

the appropriaie business areas. Progress
againsi our TCFD workstreams is reported
to the Risk and Sustainability Cammittees,
both of which meei quarterly. Foitowing the
completion of scenario analysis, we have
established a TCFO Working Group to
manitor and manage our delivery, chaired
by the COO. Ultimate oversight is at Board
Llevel, to which pur CSR Commitiee reports,
Any resulting disclosure requires approval
by the Audit Committee

Strategy

{a} We have identified the
following climate-related risks
and opportunities over our
short, medium and long term

time horizons

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

and defintng material risks and
opportunities, {ii} the material

risks and opportunities identified
by our analysis, (iii} the impact and
our organisational response to these

risks and opportunities, and (iv) how

we incorpaorate resilience to climate
change into the organisation.

1. Qur 2030 Strategy is available online at britishland. comysustainability-accounts
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introduction to scenario anatysis

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

an initial risk screening undertaken with
Verco 12017), a set of internal climate risk
workshops facilitated by Forum for the
Futyre [2019], and quantitative scenario
analyses undertaken by Willis Towers
Watson {2020-22).

Time horizons: our scenario anatyses are
split into two timeframes, 2020-30 and
pest-2050. In our initial scenario analyses,
we chose not ta quantily risks across the
2G30-2090 timatrame. For physical risks,
1t is only pos1-2060 when future stenarios
starl to meaningfully ditferentiate from
the current climate. For transilien risks,
when guanlilying risks beyend a 10-year
limeframe, the underlying assumptions
begin to ptay an increasingly significamt
role in the resuliing values. Jue to the
teval of uncertainty that accompanies
these longer-term assumptions, our
initial anzlysis focused on the current
decade to 2030

2079-2030: assessed the physical risks
posed by the current climate and the
transition risks posed by 1.5°C and 2°C
aligned transiion scenarios. This period
aligns with our corporate sirategy time
horizons as shown below:

Gharl term Madium term tong term
Less than
12 months 1toSyears 5Sto 10years

Post-2090: using the IPCC’s Representalive
Concentration Pathways [RCPs, we assessed
the physical risk posed by 2°C{RCP2.8}

and 4°C IRCPB.D} climate trajectories

lfor delaits an RCPs see the table opposite.
This timeframe was selected as, from 2050,
these trajectories begin to meaningfully
dwerge, As the standard design life of

a building is 40 years, this is a relevant
timeframe for the lifecycle for gur

current porifolio
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British Land scenario analysis - scenarios considerad
The lables below detail the physical and transition scenarios chosen and the time frames that our business assessed itself against.

Physical risk scenarios and parameters
The IPCC’s RCP2.6 scenario regresents a pathway that is likely to mit global warming o below 2°C.

The IPCC’s RCP8.5 scenario represents a high emissions scenario where warming may exceed 4°C.

Physical climale risks assessed:
il River flood, lii} Coastal flood, kit Flash flood, [ivl Windstorm, [vl Hail, [vi) Lightning, [viil Heat stress

Time frare Scenarios Atmospheric C0Q;  Temperature rise* 5Sea level rise* River flocd Coastal flood
modelling modelling
sources soUrces

2020 to 2030 Currentclimate 410 ppm 1.1°C 0.20m Munich Re Willis Towers

Mathan based on  Watson

JBA flood maps proprietary
coastal flood
axposure model

Post-2050 RCP2.4(2°C) 450 ppm 1.4°C > 0.55m Munich Re Munich Re
climate hazard climate hazard
- conditicned based sea level rise data
RCPE.5 14°C) > 1,000 ppr 43°¢ > 0.78m JBA flood maps & combined with
Coupled Model storm surge
DT T T T e e e . Intercornparisen
Project Phase 5

* Values in comparison 16 pre-industrial times,

Transition risk scenarios and parameters

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

The Net Zero World [1.5°C) scenario assumes mare ambilious targets that would enabte globat net zero by 2050.

Time frame  Scenarios IPCC scenarios IEA scenarios  NGFS Temperature 2030 UK price Global
sCenarios rise by of carbon nel zera
2081-2100 achieved by:
2020102030 Net Zero Orderly S5P1-1.9 NEZ2050 Net Zero «1.5°C $155 10 2050
World [1.5°C] 2050 $454
scenaria Disorderly Divergent $22510
: $418
Paris Orderly SS5P1-2.4 Sustainable Below 2°C <2°C $54 to $97 2070
Consistent Development
{2°Cl scenario  Disorderly Scenaric Detayed %0 to $27
Transition
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Defining a ‘material’ risk or opportunity:
Eritish Land defines a ‘material’ risk ar oppertunity in line with the likelihood-impact thresholds of our sk managemant policy. Risks are
evaluated by the cembination of their Potential Impact {financial and reputationat and their Liketihood,

Financiaf Impact

The British Land Company PLC 00621920

Likefihood thresholds fchance of occurrence  Reputational Impact thresholds

threshotds £} in a given year}

Low {non-significantl  Less than £10m Low 0-33% Low Lirnited reputational impact

Medium E£10m to £100m Medium  33-46% Medium  Significant temporary ar limited
systained irmpact

High Greater than £100m  High Greater than 4% High Sigatficant sustained impact

Risk guantification to determing materiality:
To determine materiality, Wiltis Towers Watson supported British Land in undertaking quaniitative physical and transition scenario
anzlyses. This pracess reviewed the potential impact af aver 20 physical and transition-related issues, and the assessmant included
input from key business areas across British Land. The most materiat issues identified by the analyses are shown below, with these *
issues detailed in the next seclion:

Risks

Opportunilies

Material issues

Flaod risk vulnarability

Customer demand for systainable space resulisin 2
‘green premium’ .

Increasing price of carbon offsats

Cost of complying with minimum EPC slandards

Conmtinve to monitor

Custormner demand for sustainable space resultsin a
‘brown discount’ to rents at less sustainable assels,

Premium pricing for sustainable buidings lyietd
compression)

Terrant business model impaciad by transition

Lower cost of capitat

Increased cost of raw materials

Increased cost of capitat

The following section considers the impact of climate related risks and opportuniries - 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 months}

Risk/tyne and Primary risk driver  Likelihood  Potential annual Explanation

impact financial impact

Risk #1 Losses from Low to Mean loss: We have completed a climate risk modelling analysis
Fload risk assets located in  Medium for current and futyre climate conditions far the current

vulnerability of
assets [current
clirate]

high fiood risk
zones, primarily
the cost to repair
ass5ets and the
cost of business
interruption,
raflected in
ncreased
insurance costs.

Less than £1m

Lossesina

representative bad year:

£15m-20m

portfolio using the assets’ total insured vaive. This process
simulated many thousands of events. Losses are modelled
tg acrtve at a loss perspective for low tikelitgod events for
a ‘bad” year. The representative ‘bad’ year refersio a /100
annual likelihoad acrass the simulations and the modelled
losses also consider current flood defences. These
modelled losses were pro-rated by BL ownership share,
Under current market conditions, these losses are

“insured against.

As fhistorical context, in 2007 two fleod events in our
portfalio resulted in linsured) lasses af circa £25m. At

one of these sites [which accounted for the majority of the
loss], we subsequenily instzlled flood defences. In 2011,
we began commissioning periadic floed risk assessments
across the portfolio and issued Hlood management plans to
sites at high risk. Since 2007, our insured} actual annual
mean loss is below this modelted value of €1m
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@,
og
sp

properties hold a
minimum ‘B
rating by 2030,

Long term risks [5-10 years)
Risk/type and Primary risk driver Likelihood Potential annual Explanation
impact financial impact
Risk #2 Nel zero High E0.75m far every British Land has committed 1o offsetting the embodied
Increasing price  commitments by 100% increase in carbon of iis new developments and major refurbishments
of carbon offsets  global corporates the price of carbon  thal cempleie between 2020-2030. This volume is estimated
ot lead to in¢creased to be at least 300,000 {COqe from developments.
IW demand for This estimated financial impacl of £0.75m reflects the
carbaon offset . . L -
. . annualised additional cost of offset credits if the credit
EE _crequs, resulling price rises by 100% frorm our current anticipated price
in higher and/or
’ . {£20 per tonnel.
volatile credit
513 prices. To mitigate this risk we are curcently exploring eplions
1o pre-purchase carbon credits to offset embodied carton
related io our pipeline of developments to 2030. In addition
our internal carbon levy would cover 3 carbon price increase
af up to £60 per tonne.
Risk #3 Cost of upgrading High £12.5m Quantified by net zero audits undertaken al major office and
Cost of complying assets to comply retail assets and EPC scenario modelling undertaken across
with minimum with the UK's, managed assets, these assessments suggest that the retrofit
EPC standards proposed cosl for standing assets will be in the region of £100m over the
_ IMEES. .regulatory IMEES) coming eight years, annualised at €12.9m.. This value excludes
compliancel requirement that assets due to be redeveloped through our near and medium-

term development ptpeline.

A significan! proportion of this investment wilt be recovered
through the service charge as we work with our customers
to achieve our shared climale goals. We would also expect ta
derive energy efficiency benefits, and therefore cosl savings,
as a result of these actions,

tong term risks (post-2050]

Risk/type and Primary risk driver Likelihood  Potential annual Explanation

impact financial impact

Risk #4 Losses from Low to Mean loss: Willis Towers Watson undertock a climate risk modelling
Flood risk assels located in - Medium analysis (simulating many thousands of events) for current

vulnerability
[future climates}

high flood risk
zenes, primarily
the cosl to repair
assets and the
cost of business
interruption,
reflected in
increased
insurance costs.

Less than £1.5m

Lossesina
representative
bad year:

£Z20m to £30m

and future climate conditions for the current porifolio using
the assets’ total insured vatue. Their modelling approach for
the floed risk in future climates is the same as described in

Risk #1 for the current climate, with losses pro-rated by BL
ownership share.

For the ‘representative bad year', lower banding reflects
tosses in the two degree [RCP2. 5} scenario, and the upper
banding reflects tasses in the four degree IRCP8.5) scenario,
These modelled losses were pra-rated by BL ownership
share. Under current market conditions these losses are
insured againsk, and would not be suffered by the Group
under normal circumstances, though we recognize that

in the long term specific assets could face cost increases

or difficulty obtaining insurance.

Climate risk and oppertunity category

Financial impact category

&
% Physical risk - acute

EB Incore Statermnent

@. Transilion risk - requlatary

TA¥ Balance Sheet

o~
lw Transition risk or epportunity - market
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES [TCFDI continved

Climate-related opportunities
Short term opportunity (within 12 months}

Oppartunityfiype and impact

Likelihood  Potential annual
financial impacl

Primary driver

The British Land Company PLC 00421920

Explanation

Qpportunity #1

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

01
L
sp

Anincreasing number  Medium  E7m
of our customers have
announced net zero
commitments. As our
portfalio transitions

to nel zerg, the most
efficient, highly rated
green buildings may
et quicker and at

3 premium lo

market rents.

A recent Knight Frank study indicated
that thereis a »10% rental premivm for
BREEAM Outstanding space above prime
Central Landon oftice rents.

This enhanced financial impact estimates
8Ls share of the intreased remtal intome
if 20% ot our Offices tby ERV) transition to
BREEAM Qutstanding.

The portfolio’s environmental credentials will
be further strengthened as we deliver against
our 2030 ambitiens (e enhance the portfolio’s
energy and cartron performance.

Impact of climate related risks and apportunities on business strategy and financial ptanning
Physical climate risks (Risks 1,4] are managed through our key policies on developmant, operations and acguisiions. Transition risks and
opportunities [Risks 2-3, Opp 1) are managed through the detvery of our Pathway to Net Zero', which affects all aspects of pur business

s with key targets.noted in the Metrics section below. This work contributes directly to our corporate strategy’s four key pricrities [see page

14], and this includes:

Impact on business strategy

impact on financial planning

Contributes toward
strategy priorities:

Ypgrading the standing portiolio {products & services,
operatians):

By 2030, our target is ta tprove our managed portfolia’'s
whole building energy intensity by 25% and carbon intensity
by 75%. We have undertaken detailed net zero carbon audits
~ covering 90% of landlord-procured energy - across 29

of gur mayar gffice and retail assels. These neat zero audits
incorporate the EPC impatt of the energy saving opporiunities
identified, and we have additionally undertaken EPC
modelling acrass our managed assets. The most impactiul
interventions Wentified by these assessments are being
factored into each asset's business plan, to ensure the timing
of implementation aligns with lease breaks and (ong term
asset replacement schedules. Pragress against these
operational targets is reviewed quarterly and the defivery

of these energy and carbon targels is proposed as a metric
far the next Executive LTIP as well as ExCo compensation

Te rnanage physical risk, British Land periodically
commissions & third party screaning of the standing
porifolio and, where high risk assets exist, seeks to put a
Hood risk management plan in place. Currently only 3% of
assels [by insured valuel are exposed to high risk of flood.

The cost of the net zero transition and EPC
upgrades [Risk 3] is incorporated into asset
level business plans. Qur budgeting and

@ Realising
the patential af
our Campuses

medium term forecasting includes the

initiatives identified by the net zero audits
and we agree these asset level plans and
objectives with our joint venture pariners.

As part of development decisians, gur
Iwestment Commitiea includes consideration
of the environmental impacis el ditierent
scheme designs.

1. Qur Pathway to Net Zero, aur transitian plan, is availabie online at britishland.corn/net-zero-carban
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rmpacr'cm financial planning

Contributes toward
strategy priorities:

Developing sustainable buildings [products and services,
revenues, access to capitall:

Through our Sustainability rief lor Developments and
Operations' - we set stretching sustainability targets far
our major developments and refurbishments. This includes
our uyse of tha NABERS UK scheme 10 design buildings with
best-in-class operational efficiency. The energy intensity of
our development at 1 Broadgate is forecasted 1o reduce lo
ohe-sixth of the previnus building’s intensity, and these ESG
credentials cantributed to the successful letting of this
development four years ahead of completicn. This example
demonstrates that our ability to deliver more sustainable
space is a strong comgpetilive advantage which we are
actively leveraging [Opportunity #1].

To manage physical risk, our Sustainability Brief inciudes
several climate resilience requirements, inctuding the
completion of a Flood Risk Assessment and consideration
of incorporating sustainable drainage through design.

Our BREEAM and EFC standards for new
developments also supporl our management
of cost of capital and EPC compliance, with
new office developments targeting BREEAM
Outstanding and EPC A. Our portfolio of green
buildings is reviewed regularly by our Treasury
team when cansidering options to issue green
debt and tc establish ESG-linked revolving
credit facilities. The sustainability credentials
af 100 Liverpool Street, which was BREEAM
Quistanding and our first net zerc
deveiopment enabled our Broadgate joint
venture to raise a five year green loan facility
secured by the value of this property. We
expect further, similar opportunities to
emerge in the fulure.

(O Realising the
potential of
our Campuses

O Pragressing
value accretive
development

O Targeting the
apportunities in
Retail & Fulfilment

OActive capitat
recycling

Internal price of carban [value chain, capital expenditures):
To heighien focus on ‘developing sustainable buitdings’
and~upgrading the slanding portfolia’, in 2020, British Land
introduced an internal levy of £60/tonne on embadied
carbon in new developments. In addition to incentivising

our development teams and construction supply chain to
minimise embodied emissions, this levy is used to li) offset a
development's residuzal embodied emissions and [ii) provide
ring fenced funding to finance energy efficiency projects
acrass the standing portfolio.

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

the funds generatad by the levy [net of offset
costs] are available for capilal expendiiures
that sugpart our transition to net zere. Our
Transition Vehicle Committee, chared by the
Chief Cperating Qfficer, reviews the price level
annually.

The current balance of the Transition Vehicle
is provided in the Sustainability Accounts
found at britishland.cam/data.

(O Realising the
potential of
our Campuses

OF’mgressing
value accretive
development

ESG crileria assessed as part of acquisitions:

As part of aur sirategic priority "Active capital recyceling’, ESG
criteria are integrated into our due diligence procedure for
new acquisitions, including the assel's flood risk exposure
and current EPC rating.

In the context of this due diligence, British
Land would anly buy low-rated assets with a
view toward future redevelopment into high
guality, sustainable 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 accretive
development

(O Targeiing the
opporiunities in
Retail & Fulfilment

O Active capilal
recycling

Resilience to 2020-2030 scenarios
Physical risk:

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

We consider resilience to long term flood
risk through the requirements af the
‘Climate Resitience’ sectien of our
Sustainability Brief for Developments
and Operations.

Transttion risk:

Through our Pathway te Net Zero and our
2030 environmental targets we have a clear
plan to improve the energy efficiency of our
portfolio which will resull in the upgrading
of EPCs in line with the proposed

2030 MEES threshold. Qur internat carbon
levy coupled with our Transition Vehicle
provides the company with a formal price
of carbon and introduces a gevernance
structure which supports our focus on
seeking high guality ofiset credits while
managing cosk risk.

Transition oppoartunities:

Our development pipeline's use of NABERS
energy star ratings and the upgrading of
existing assels as part of our Pathway to
Net Zero will suppart British Land’s ability
to generate higher rents, as occupiers

are prepared lo pay a premium for more
sustainable space. Our assets’ sustainability
credentials will be further evidenced

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

portfolio - driven in part by aur Sustainable
Finance Framewocrk.

Resilience to post-2050 scenarios
Physical risk:

In the iwo post-2050 scenarios assessed,
anly floed risk was assessed as ‘material’.

In the two degree scenario [RCPZ.6), 3%
of our praperties iby insured value) are
exposed to high ftood risk.

Inthe four degree scenario (RCP8.5/,

the high emissiens scenario where no
additional action is taken ta protect assels
or London, exposure ta high flood risk could
be up to 15% of insured value.

We consider resilience to {ong term floed
risk through the requirements of the
‘Climate Resilience’ section of our
Sustainability Brief.

1. Our Sustainability Brief for Jeveloprnents and Operations is available anline and can be found at britishland.com/Sustainabitity-Briet

British Land Annual Report and Accounts 2022

55



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

Risk management

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

Qur risk mapping process allows us to
determine the relative significance of
principal risks. As part af the "Environmental
Sustainability” principal risk categery,
ctimate change is montiored by the Risk
Commiltee, chaired by our CFO, with
reparting to the Audit Committee and
ultimately the Board. For specialist
anatysis. British Land engages expert
advisors notably Willis Towers Watson
who underlook Lhe guantitative scenario
analyses. We determine the materiality of
potential risks linctuding climate-related
risks] using the corporate risk thresholds
noted on page 52.

i. Description of the risk lidentification]

ii. dmpact-likelihood rating levaluation
enabling prioritisation)

iii. Mitigants Imitigation}

te. Risk owner {monltoring]

As part of our opecational process,

we maitain asset plans which inctlude
provisions for idenlifying ctimate-relaied
risks and opgartunities, such as fload risk
assessments and audits to idenuly energy
saving opportunities, Our sustainability
checklist for acquisitions sels out our
envirgnmental criteria for acquiring a new
progecty, including energy efficiency and

floed risk categories. Qur Sustainability
Brief for Developmenis and Operations
sels out our environmental criteria for new
construtiions and renovations, including
requirements for energy efficiency. flood
risk, materials choice and emboedied
carbaen reductions

The Sustainability Committee ~

composed of senior managers frem
across the business - meels quarierly,
This committee, chaired by the Chief
Qpecating Officer, is a key farum for
discussing climate-related risks and
oppertunities at the operational tevel

and ensures we remain on track fo

deliver against qur long term sustainability
objectives. Additionally, for energy and
emissions savings opportunities identified
at assel tevel, staff can directly submit an
intarnal application for funding from the
Transition Vehicke, which funds our standing

. i portfolio’'s lqw_—carl_)on transition through
"Our risk register (racks: L

ah inteinal [Bvy 6n the embadied carbon
in our developments.

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

Qur process for miligaling. accepting
and contralling principal risks, including
clirate-relzied risks, is set out on
pages 84-96 of this Report, We prioritise
principal nsks through our corperate
cisk ragister and risk heat map,

The impacl-likelihood rating. which is
evaluated during risk identification, is our
prirnary metric for prioritising risks. As a

5¢ British Land Annual Report and Accounts 2022

The Bnitish Land Company PLC 00621520

principal risk category, climate change risks
are logged in our corparate risk register
with key changes reviewed quarterly by

the Risk Cormmittee, which comprises

the Executive Committee and senior
management. The Board 1s ullimately
rasponsible for and determines the nature
and extent of principal risks it is willing

to take (o achieve its strategic objectives.

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

risk management.

. Climate-related risks are identified

and 3ssessed using our corporate risk
management framewoark, set aut an

pages 84-94 of this Reporl. We consider
climate change within our "Environmental
Sustainability’ risk. which was added as a
standalone principal risk last year to reflect
its significance Lo both our business and
our custormers.

Atso, the external aspecis of cimate-
related risks are incorporated within our
‘Major Event/Business Disruptien” and
Political, Legal and Regulatory principal
risks. We detine principal risks as those

_ with a subslantive financial er strategic

impact on the business, medium/high
likalihood of occurrence and medivm/high
potential impact on our performance. Cur
integrated approach combines a top-down
strategic view with a complementary
potiem-up operational process.



Metrics and targets

Please see our Sustainability Accounts' far British Land's full set of climate and energy performance reporling and SASB metrics.

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

mandagement process.
Climate-related risks {KRIs)

The British Land Company PLC 00421920

2021 2 2020
Policy and legal? Risk #3 EPCs rated A lby ERV) 2 2 25
EPCs rated B [by ERV| 34
EPCs rated C [by ERV] 34
EPCs rated D {by ERV| 20 7t 70
EFCs rated E {by ERV) T
EPCs rated F (by ERV] 1 5 5
EPCs rated G [by ERY) 2
Extreme weather Risks #1 Percentage of portfolic located in t00-year llood zones
and #4 |% by total insured value) 3% nr nr
High flood risk assets with flood management plans [% by value) 9% 95% 100%
2. 2029 and 2021 by lioor area and not ERV.
- Llimate-related opportunities [targets and KPls) -
’ - o 2022 202) 2020
Resource Risk #2 50% improvement in embadied carbon intensity of majar office
efficiency developments completed fronn April 2020 (kg COze per sqmil 632 6407 -
Dpporiunity  75% improvement in whole buitding carbon intensity of the managed
#1 portfotio by 2030 vs 2019 {Oifices] 37% 41% 23%
25% impravernent in whale buitding energy intensity of the managed
portiolio by 2030 vs 2019 [Offices] 28% 3% 16%
Energy sources Opporiunity  Etectricity purchased from renewable sources (%] 93% 98% 26%
#1 On site renewable energy generation {MWhI .73 1.907 1,743
Products and Opportunity  Portiolio with green building ratings (% by flocr areal 44% 7% 246%
services A1 Developments on track for BREEAM Excellent or higher (% by floor
: area, excludes residential} 97% §7% 81%
Percentage of gross rental income from BREEAM cerlified assets
Imanaged portfolio) 84% 53% nr
Risk #2 Internal price of carbon (€ per tonnel £60 £60 n/a

3. 2021 figure includes Retail and Residential developments.

(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

Our greenhouse gas emissions and

performance against targets.

associated energy consumption data is Our full set of sustainabilily Largets are

available in the Streamlined Energy and

Carbon Reporting [SECRI section of this found at britishland.com/sustainability-

Report pages 58-59.

reporting. OQur headline net zero targeis are
listed in the Opportunities table above under

‘Resource Efficiency’, and our net zerc-
aligned science-based targels are

detailed in the Sustainabilily Accounts 2022

Compliance statement

British Land confirms that:

i. we believe our climate related hnancial
disclosures for the year ended 31 March

2022 are consistent with the Task Force

on Climate-related Financial Disclosures

["TCFO"] Recommendations and
Recommended Disclosures (as defined

in Appendix 1 of the Financial Conduct

Authority Listing Rules|,

reported on page 4é.

ii. our annual disclosure is contained
inthe pages above, please sea our
Sustainability Accounts 2022 for

more detailed data disclosures and
our website lar the sustainability
policies referenced,

we believe thai the detail of these
climate related financial disclosures is
conveyed in a decision-useful format

ii

1. Our Sustainability Accounts are available online and can be fauad at britishland. com/sustainability-reporting te the users of this report.
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Greenhouse gas reporting

2022 in review

Context RE100 and precuring renewable energy

Covid- 19 has siganificantly affected aur poartfolic energy and carboa British Land has been a signatary ta RE100 since 2014, which
performance, with 37% and 28% reductions in carbon and energy  commits us to procuring 100% renewable power.

intensity versus our 2019 basetine i0fficesl. These reductions
primarily reflect the impact of the pandemic and related
gavernment restrictigns.though we have delivered initiatives
over the {ast year, notably at Exchange House [page 41},

This year, 90% of landlord procured energy was from renewabite
sources, While our proporiion of renswable gas rose to 85% this
year, renawable power dropped lo $3%. This reduced irom last
year primarily due to the impact of enboarding new assets where
it may take time ta transfer these assels onta a renewable tariff.
Funding the tow-carbon sransition Operarional pertormance

Qur innovative internal carbon-levy, applied to the embedied carbon  British Land conlinues o operate its energy management

of aur cammitted developrents, and our £5m annual floai cantinue  system, which includes farmal 150 50001 accreditation at

to generate funding for our transition to net zero fcurrently £15.6m). commercial offices.

This year the transition vehicle funded a chiller replacement at the  Quer the past two years, we completed detailed net zers audits
London office Broadwalk House. The new chilter is expactedtobe a1 29 assets including the ctreation of CRREM pathways for each
twice as efficient and offer improved control capabilities compared  asset. Additionally, we conducted energy elficiency reviews at

to the previous one. The vehicle has forward funded this project, more than 10 additional assets.

which will be repaid through the service charge. To date, the
Fransition Vehicle has approved funding for three energy efficiency
projects expected to save 1.2m kWh and £0.2m annually. Following
our recent programme of net zero and energy efficiency audits. we
expect to accelerate project funding from 2022/23 as we implement
the recammendatians of these audits

Through our development pipetine, we are designing a path
to best practice operationat efficiency, with cur 1 Broadgate
developmeant on track to reduce energy intensity to one-sixth
of the previous buiding's.

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

Year ended 31 March w2 2021 00
Oftices 1CO.e per sqm 0.071 0.087 0.087
Shopping centres® (COy¢ per common

paris sgm 0.030 0.021 0.03}
Retail parks* tCOye per car

park space 0.029 0.032 0.040
Shopping villages To be reported in future years
Retait, high sireet To be reported in future years
Total pertfolio 10040 per gross
intensity rental income [Em} AL 3403 38.09

Location-based methodology

* Cornmon parts onty.
Market-hased methodalogy P iy
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Scope 1 and 2 emissions and associated energy use

Tonnes C0ze MWh
Year ending 31 March 2022 2021 2020 2022 2021 2020
Scope 1 [fuel combustian]: 6,20 4252 4327 34,582 33,759 30,15
Scope 1 frelrigerant lossl: ) 744 411 418 - - -
Scope 2 |purchased electricity]: Location-based 12,685 12435 15373 60,311 55778 42,950
Marke!-based 1,423 839 449 - - -
Total Scope 1 and 2 emissions and associated energyuse  Location-based 19,638 19,098 22318 94,893 89537 93,645
Markei-based 2,961 2.121 7615 - - -
Proportion of Scope 1 and 2 emissions assured by an independent third party 100% 100% 100% 100% 100% 100%
Proportion that is UK-based 100% 100% 100% 100% 100%  100%
Scope 3 emissions
Tenres CO:e
Year anding 31 March 2022 2021 2020
Purchased goods and services 15,762 15,834 nr
Capital goods 20,565 28,180 17,505
Fuel and energy related activities lupstream) 5,854 4,186 4873
Waste generated in operations 243 124 351
-Business travel- .~ - - -~ - . [3) 1.4 200
Employee comeuting 248 418 104
Downstream leased asseis : Lacation-based 113,491 81.359 138.142
Proportion of Scope 3 emissions assured by a third pariy 100% 100% 100%
Total Scope 1- emissions Lacation-based 176,053 149212 183513

Accounting treatment of biogas

To reflect our procurement of renewable gas, we report a Scope 1 [markel-based) figure to reflect the lifecycle benefits of biogas.

In this marketi-based calculalion, we use the UK Government's biogas faclor which inctudes CH, and N0 emissions but zero-rates CQ;
emissions due to CO; absorption that occurs during the growth of biogas feedstock. However, as noted below, bioenergy feedstocks da
produce COz emissions during cembustion, so the ‘combustion emissions” are provided below for full transparency.

UK factor 2022 total
Biogas (kg COze per kiwh] (tonnes CO:el
Net emissions lexci GO, 0.00022 7
Combustion emissions lincl CQ,) 0.19902 6,499

Our methodology

- Woe have reporied on all emission scurces required under the Companies Act 2004 (Strategic Report and Directors’ Reports]
Regulations 2013 and the Companies (Direciors’ Report] and Limited Liabitity Partnerships [Energy and Carbon Repoert] Regulations
2018 ['the 2018 Regulatians’]. These sources fall within our consolidated financial statements and relate to head office activities and
controlled emissions from our managed portfolio. Scope 1 and 2 emissions cover 94% of cur multi-let managed portfolic by value.

We have vsed gurchased energy consumption daia, the GHG Protocol Corporate Accounting and Reporting Standard (revised edition]
and emission [actors from the UK Government's GHG Conwversion Factors for Company Reporling 2021.

- Omissions and estimations; For landlord procured utilities, where asset energy and water data was partially unavailable, we used data
from adjacent pericds to estimate data for missing pericds. In 2021/22, this accounts for 5.6% of total reported energy censumption
and 6.8% of total reported waier cansumption. For the calculation of Scope 3 value chain emissions, please see the full methodalogy
in the reporting criteria of our Sustainability Accounts 2022.

- Gross Rental Incame |GRI] from the managed portfolio comprises Group GRI of £345m 12021; £382ml, plus 180% of the GRI generated
by joint ventures and funds of £316m (2021 £299m]. less GRI generated assets outside the managed partfolio of £50m {2021: £117ml.

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

Non-financial reporting disclosure
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Non-linancia! area/Description Risk
of business model areas’ Policies Purpose and scope Dperation and auttome
Financial Crime i Anti-Bribary and - Details {he expected conduct of all These robust policias around financial crime
Compliance Cﬂ{ruph'nr\ Brili;h Land stall with respect to compliance reflect our zero-lolerance approach to
We operate & zero- Palicy selationships with suppliers, agents, such agtiity both in and around the business; they have
tolerance approach io public officiais and charitable and been drafted to provide for education and monitoring
pribery, corruption and political arganisatians in adduion o deterrence and prevention. The palicies
fraud. More information - Qutlines stal responsibilities regarding are accessible by al{ emplayess via the intranet and
5 avaitable in the Audis the reporting of 3y breaches ang mandatory training is required tac all statlin relatiaa
Committee feport details consequences of breaches ta tharm. Qur whistleblowing secvice canbe accessed
on pages 120-125, for stalf and the Graup as 3 whole by all employees should they prefer fa raise 2 concarn
~ Provides for safl training and anarymausly instead of wilh their Gine manager. This ts
compmunication arpund the palicy an mdspendenrt‘and conlidantial telephone service and
as well as monriloring and review weh porial. British Land carries aut due ditigence on
by management caunlerparties ta camply with legislatian on money
- - laundering and to enable i 1g consider how a
Anti-Fraud = Provides lor Iraud prevention iraining transaction with the counterparty may reflect
Policy for all British Land stalf and requires on British Land’s reputation.
Z‘::;s:r:::r : ::\: ;:l::::;;"fh':“ The Gengrﬁl Counsel and Company Secretary has overait
Group where relevant responsrbihq{ for aft four policies. Thesepopnes Bz
e —— - - - - — Cutlines-protacel far the reportin regularly reviewed and approved by the Audi Commgnee
p T teaud il ,p 9 and aty matrers rafsed under these policies are subfect fo
o suspeﬂ‘e raud wilh re erence to by the Company. Regular updates
the Group's Whistleblawing Policy are provided {o the Audit Committee regarding fravd and
‘Whisileblowing ~ Provides contact detaus {or the Grovp's whistleblowing mattess.
Pelicy third-party whistieblowing service
- Dutlines he types of concerny
that £an be reported te the
wiistiebiowing service
- Details safequarding measures in place
far siaff and oullines how the Group will
respond in cases of whisiieblowing
Anti-Money - Lists ‘red ftags’ detailing the kind of
Laundering suspicious activity that may indicate
Palicy an atlemp! to launder money

'

Details monitaring and review
procedures under the policy

Environmental
Matters

Qur iong term
commitment ta
sustainabitity snd
minimising our
environmental

impact is ane of British
Land's key diifzrentiators.
As oecupiers fecus on
minimising their carbon
fontiprint, our ability 1o
deliver pnore spstainable
space is a key advantage.
See pages 22-23 and
pages 38-59.

46,8

Susiainabitity
Policy

Il

t

Prevides Tor sustainable decisions to
be our “business as usual” approach
Qutlines our 2030 Sustanability
Strategy: our geat of making our whate
portiolio net zers carban as welt as
growing sockal value and wellbeing in
the communities in which we operate

Dur Suslainabitity Poticy and Brief were
comprehensively updated in 2020, Our overalt
commitment is 10 1ake decisions which are
erwironrnenially 2nd sotialty imetligent ang make
sound financial sense. Qur internal carbon vy of

£60 per tonne of embodied tarton in developments is
reviewed anpually to ensure 1hat environmental impact

Sustainability
Brief

4

4

Aligns with our 2030 Sustainability
Stralegy

Gwes effect to our Sustainability Palicy
Sats aut gur sustainabitity ambitions and
the KPls and standards reguired ta
achigve them

of pur develdpments is Costed into their budgets. We
pariicipats in key £56 inthees to demonsirate our
progress and we publish sotial and environmentat
performance data annuatly.

Dur Read o} Developmenis and Head ol Broadgate have
overall ¢ ihitiy For gur Sustainabilily Briel. and our
Chiel Operating Officer has overali responsibility lor our
Sustainabitity Palicy.
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Mon-financial area/Description  Risk

The British Land Company PLC 004621920

of business model areas' Policies Purpose and scope Operation and oulcome
Social Matters 5689  Sustainability  See above A commilment to good social practices has long been
British Land has long Pelicy fugh on our agenda, and we place great importance
re:ngqised that a Sustainability  See ahove an the way we wark with cammunifiesz supplier§ and
commitment to good Brief par:ne_!rs, We believe that (;omm!.nmc_anon is key in )
sacial practices is essential ensuring we meet our social obligations, and by listening
1o the way we operale; as Lacat Charter - Outlines five key focus areas where we are lo the needs and concerns of our stalf and commurities
occupiers increasingly active in Incal communities: conneciion we are betler able io provide an enviranment that is safe,
consider the conlribution with local communities; supporting inclusive and welcormning. The impact of Covid-19 has
they make Lo society, our educational initiatives for local people; mergased our focus on supporting mental wellbeing
ability to support them is an supporting ocal training and jobs; which is effecied through regular outreach and
advantage. Sae page 42-45. suppt_:rtin_g local businesse§; and engagemant with communilies, occupiers and staff.
contributing to lacal peapte’s Qur Chist Gperating Officer has overall respansibility for
welibeing and enjuyiment our Laral Charter; our Head of Procurement has overall
Supplier Cede - Outlines standards required of our responsibility lar vur Supplier Code of Conduti; end eur
of Conduct suppliers in a number of areas, including Head of Developmenis has overall responsibility for our
but nat limited to: health and safety; Health and Salety Policy. All health and salety repecis are
working hours; responsible sourcing; provided to the Risk Committee, These executives repart
community angagement; and 1o the C5R Coemmiltee for their area of responsibility.
environmental impact
- Detaits our zero tolerance approach to:
chitd labour; forced labour; discrirminatian;
and bribery, fraud and corruption
- Provides for manitoring, corrective
action and reporting under the policy.
Work practice gudils are carred gut gn - -
ourhigh risk suppliers
Heatth and - Details how British Land will meet the
Safety Policy requirements of the Health and Safety
at Wark Act 1974
- Provides lar necessary training
argund display screen eguipment
and manual handting
- Qullines how health and safety matters are
managed lor staff, colleagues, service
providers and cthers aitecled by the
Company's undertakings
Employees 9 Employze ~ Sets out minimum standards required of British Land remains deeply committed to creating
British Land requires gur Code of all employees in all their dealings in and an environment of faicness, inclusion and respeci. Qur
employees to act in ways Conduct on behall of the Graup corporate values underpin sur commitment [o eguality,
that promote fairness, - Gives effect to our core values of Bring diversity and inlegrity. We recognise that our workforce
inclusion and respect Your Whale Sell, Build for the Future, needs to reflect the communities we serve in order to
in their dealings with* Listen and Understand and Be create spaces that are welcoming to all, and our working
collzagues, customers, Smarter Together pratl'r-:‘.es and emp_loymenl pulicies rellec! the importance
suppliers and — Comprises a number of separate of scial harmony in everything we do. This year we
business pariners. policies including but not Gimited fo: updated our mandatory d!versny ar?d inclusion training
sur Equa! Opportunilies Policy; our for all siaf! and have provided S$essions on antt-racism
Disabled Workers Policy; our Gender land a!lyshlp as well as supposting our inclusive networks
Identity and Transgender Policy; and in _{heur activities cele?_:crahng diversity - including )
our Bereaverent, Compassianate Prlde Mconth, Btack Hislory Mol_ﬂth. Earth Da_y. Naticnal
and Emergency Leave Policy Single Parent Day_ar\d Inlernahnna-l Women's Day. Our
employment palicies are rmade available to colleagues
on the Iniranet and are reviewed annually.
The General Counset and Company Secretary has overali
responsibiiiy for our employment policies.
Human Rights 1 Supplier Code  See above British Land operates a zero tolerance approach to human

British Land recognises the
importance of respecting
human rights and has
been a signatary 1a the

UN Global Compact since
2007, We are commitied

to the responsible
management of sacial,
ethical and erwironmantat
issues across our supply
chain. For further
infermation about our
activities in this area, see
aur Sustainability Accounts,

of Conduct

Slavery and
Human
Trafficking
Statement

- Indicates higher risk areas including the
pracurement of specific materials and fair
treatment of workers on conslruchion sites

- Oullines strategy for reduction of risk in
our supply chains with regard to social.
enviranmental and ethical issues

= Our anii-modern slavery training is
mandatory for all directly employed staff

rights inlringerments by any of aur suppliers, occupiersor
partners. We carry out due diligence on all parties that we
waork with and require our suppliers to demonsirate the
same commitment to the prevention of human rights
abuses in their operations. Qur Slavacy and Human
Traflicking Statement can be lound on our website and

is reviewed and updated annually [britishland.com/
modern-slavery-actl,

1. Linkages to our Principal risks can be found on pages 88-96.
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PERFORMANCE REVIEW

Market
backdrop

Macro-economic context

The UK ecanomy responded well io the
lifting of Covid-19 restrictions, expanding
by 7.4% in the calendar year and by March
was 1.2% above pre-Covid levels. However,
the cambination of Covid, Brexit and rising
energy prices has reduced capacity in

the economy, putling pressure on prices
towards the end of the year. Inflaticn has
risen faster than expecled, up 7% in March
2022 compared to up 6.2% the previous
month and in response, interest rates have
been increased. Consumer confidence has
weaken et gincE e smimerwith concerns
around rising prices and the prospect of a
reai income squeeze weighing on sentiment
but unemployment has quickly recovered

to pre pandemic levels at under 4 %. Most
farecasters are still expecting growth tor
the 2022 calendar year but with risks to

the dewnside if the econemic impact of the
war in Ukraine worsens. Given this broader
macro context 2nd with investors concerned
about the impact of rising inflation and
interest rates, they are rotating out of bonds
and increasing their allocation to direct real
estate, fecused on subsectors with pricing
power and affordable rents,

London office market

The investment market has returned

to strong volumes with confidence
strengthening as the economy recovers
from Lthe pandemic and employees returned
to the office. The period under review saw
more than E17bn of investment activily
across the City and the West End with
pricing strong reflecting pent up investor
demand and a lack of available stock. Prime
yields currently average 3.5% for the West
End, stable over the year and 3.75% for

the City, an inwards shift of 29bps.

In the Central London eccupational

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

up for the period was 9.5m sq ft for Central
London, mare than double the 12 months Lo
March 2021. Technology, Banking & Finance
and Profassional Services imost notably
legal]l were the largest sources of take up.
Dernand is clearly gravitating towards

the very best space, with an emphasis on
sustainability, wellness, shared and flexible
space and excellent transport conneclions.
This part of the market is achieving
premium prices and vacancy is estimated
at under 4% compared 1o C.8% for the whole
markel. In the contex! of a more uncertain
macro environment with elevated input
prices, it 1s becoming apparent that more
projects are being delayed and as a resull,
the supply pipeting is tight, with speculative
developments comenitted and under
canstruction [to 2024) representing 1.8
years average take up. Reflecting the
strong preference for new and high quality
refurbished space, 32% of development
under construction is currently pre-iet.

Retail market

[nvestment activity continues to be
dominated by retail parks, which have seen
valumes of £4.5bn in the peried, compared
to £1.7bnin the 12 months to March 2021.
Confidence in the sector is strong, reflecting
lower occupancy costs for retailers and

the important role retail parks can play in
online fulfitment. In particular, the market
has focused on assets which are small-
to-medium in lol size and offer secure,
sustainable income streams. As aresult.
average market yields have moved in
200bps over the year to 5%. The investmant
market for shopping centres is slawly
improving as investors begin to see

value despile continuing weakness in the
occupational market. €1,2bn transacted

in the period compared to E430m last year
and yields shifted out 25bps to 7.75%.

The British Land Campany PLC 00621920

After a challenging few years reflecting

the structural shift to enline and impact

of Covid- 19 there were signs of a pick up

in activity in retail occupational markets.
Activity has been skewed towards retail
parks which are more affardable and where
footfall and sales are near pre-pandemic
levels, and in some cases ahead. However,
as we move inte a maore inflationary
envirenmenl, consumers will be mere
focused onvalue and occupiers will need

to mitigate the impact of higher input costs.
This will focus attention on the affordability
of retail space which plays to the retail
park proposition.

Logistics market

In logistics, investment velumes remained
very high at £18.9bn over the period, the
strongest ever year of investment aclivity.
Strong cccupier demand, underpinned by
struckural trends in e-ceammerce has led
to attraclive rental grawth which continues
to appeal to long income investors. In the
occupational market, take up in London
and the South East was c.8Bm sgftand in
London, demand is particutarly broad
reflecting the emergence of "quick
cammerce” and "dark kitchens”, although
iake upis limited by available stack with
vacancy low at around 1.5%. In these
cases, central locations are critical to

the occupiers’ business models and

are commanding 3 rental premiwm as a
result. Ferecast rental growth in London
is expected 1o average over 5% p.a. over
the next five years,
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PERFORMANCE REVIEW continued

Business
Review

Portfolio vatuation

¥10,467m

Dccupancy®

96.5%

Weighted average lease length to
first break

5.8 yrs

Total property return

11.7%

Lettings/renewals Isq ft] aver 1 year

29m

0On a propariionaliy consolidated basis incleding the
Group's share of joint ventures

1. Where gccupiers have entered (VA or
administration kut are still iahle for rates, these
ara treated as accumed. If units in administration
are treated as vacant, then the accupancy rate
waould reduce {ram 96.5% 1o $3.6%.

Portfolico performance

The British Land Company PLC 00421920

Valuation Tatal pragerty
Yaluali ERY Yield shift return
At Mareh 1022 Cm % % bps %
Campuses 6947 S4 0g iy 85
Ceniral Landon 6,460 4.6 0. i 77
Canada Water &
other Campuses 430 129 b.4 +1 17.0
Ratail & Fulfilment 3,500 9.9 {28l [97) 19.1
Retall Parks 214 207 12.00 1159} 316
Shopping Centres 800 5.1 (5.2l +3 1.4
Urban Logislics 319 0.0 43 175 8.3
Taotal 10,487 4.8 1.2 {42} 1.7
See suppt wary tables (or desaited breakd

The valye of the portiolic was up 6.8%
driven by an exceplionaily strong year
for Retail Parks and a good performance
across aur Carmnpuses.

Retail Parks delivered a vatuation uplift

of 20.7% driven by yield compression of
151bps reflecling a strong invesiment
market and improving otcupational
market given their relative affordability
and compatibility with antine retail. This
fully ifset an ERV decline of 2.0% which
was weighted towards the first half.
Shopping Centres also saw some mitd yield
campression in the second half, reversing
the previous trend and there are signs that
rents are stabilising with the rate of ERV
decline maderating in the second hatf:
overall shopping centres wers dawn 4. 1%
i valye, Urban Logistics was fiat on the
year with strong yield coniraction and
ERV growth of 6.3% offsetting purchasers’
costs which drave a negative movement
in the first half: excluding the impact

of purchasers’ cosis, Ihe value of the
Urban Logistics portiolio was up 5.4%.
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Campus valuations were up 5.4% with

our West End and City portfolios delivering
uplifis of 4.5% and 4.7% respectively. Thesa
performances werg driven by aur leasing
activity, in particular the Meta telling

at Regent's Place and progress-on aur

1 Broadgate develapment whichis now
fully Let or under oplion on the office space.
Both portiolias benelitted from some mild
viald carnpression with investiment markets
strengthening post pandemic. Campus
devetopments were up £200m, 1+11.7%]
including a very strang performarce at
Canada Water of 18.3% reflecting the new
joim venture agfeed with AustralianSuper
and progress on Phase 1.

Campus offices outperformed the MSCI
benchmark for All Offices and Centrat
London Qffices by 150 bps and 100 bps
respectively on a totat returns basis.,
Retail outperformed the MSCH All Retail
banchmark on 2 total returns basis by
510 bps due to our weighting towards
retail parks. Reflecting the continued
streagth of (ndustrials, aur partfolio
gveratt underperformed the M5CH Al
Propercty total return index by 790 bps
over the year.



Capital activity
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Retail &

Campuses Fulfilmant Tatal
Fram 1 April 2021 Em Em Em
Purchases 102 645 147
Sales! (1,063} 117 11,180
Developrent Spend 205 3 208
Capital Spend 28 10 38
Net investment 1728) 541 {187]
Gross Capital Activity 1,398 775 2,173

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

1. Includes 75% sale of majority of assets in Paddington Central for £694m which exchanged post year end and 5t Anne's (E6mi which exchanged prior to 1 April 2021.

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

The scale of our activity reflects our strategic
ariority to more actively recycle capitat and
Ihis has been achieved with £1,180m of
sales and £747m invested inta acquisitions
in retail parks. urban logistics opportunities
and asseis aligned to innovation and growth

outside of London: - -+« == wmcee s 2

The most significant transaction, which
exchanged post year end in April 2022, was
the sale of 3 75% interest in the majority of
our assets at Paddington Centrat to GIC for
E494m, this was 1% below September 2021
book value and represented a net initial
yield of 4.5% The transaction, which is
expected Lo complete within iwo months,
establishes a new venture, with ownership
split 75:25 for GIC and British Land
respectively and the partners having joini
contrel. The 5 Kingdom Street development
site and the Novotel at 3 Kingdam Street
currently sit outside the struciure but GIC
have opticns aver both assels. At 5 Kingdom
Street, their option fwhich is over a &6 month
pericd| enables them to acquire S50% of

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

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

asset manager and development manager
fer the scheme for which we will earn
fees. Other disposals included E79m of
residential sales, of which Wardrobe Court
accounted for E70m, overall §% ahead of
book value and £117m of retail sales of
which the Virgin Active at Chiswick was
ES4m, overall 9% ahead of book value.

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

to deliver a mulli-storey urban logistics
hut for Central and West London. The
warehauses, which sit within the M25, close
to the M1 and outside the North Circular,
are ideally located for vehicles coming into
London and subsequently out for delivery.
We are working on feasibilily optiens for the
site ang expect to achieve vacant possession
in 2027 In the meantime, we are working
towards outline planning consent and
managing the asset which offers
cansiderable reversionary polential.

We also acquired a development sile an
Yerney Road in Southwark far E3tm. This
comprises low rise industrial buildings over
two acres and is located on the Old Kent
Road |A2) providing excelleat access la
Central London as well as the M25. The site
offers immediate redevelopment potential
for & 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 Thurrock
Shopping Park and Finsbury Squara Car
Park where we have an opportunity to
repurpose the existing sites intp urban

logistics hubs. Our latest acquisilions bring
the gross developmant value of our urban
logistics pipeline to £1.3bn with an average
IRR from acquisition of 15%, which is at
the top end of our target range of 10-15%.

We zlso acquired further assels largeting
the value opportunity in Retail Parks
totalling £350m lincluding Thurreck
Shopping Park which has lagistics
patential). This includes the remaining
units in HUT, acquired for £148m and three
shopping parks in Farnborough, Reading
and Enfield {adjacent to our Heritage House
warehouse]. These represent opportunities
where we expect to deliver attraclive
financial returns wiilising our asset
management expertise which has

ptayed out well this year.

In Campuses, we acquired £102m of assets
aligned 1o innovalion sectors including The
Peterhouse Technology Park in Cambridge
for E75m representing 2 NIY of 4.15%.

This 8.25 acre site just outside the centre
of Cambridge comgrises four buildings
covering 140,000 sq ft and is fully let ta
technology business ARM for its global
headquarters. The buildings are held on 2
long leasehold with significant reversionary
potential and benefit from their location

in an emerging part of south Cambridge,
¢lose to the Cambridge Biomedical
Campus. We also acquired The Priestley
Centre in Guildford on Surrey Research
Park for E12m and adjacent Walerside
House for £15m giving us a combined
footprint in Guildford of over 11 acres.

This provides an oppartunity to deploy

our Campus praposilion and development
skitls ta deliver high quality space for the
innovative industries in this affluent town.

British Land Annual Report and Accounts 2022 85




PERFORMANCE REVIEW continuved

Sustainability

We have maintained our lirm focus on
delivering our 2030 sustainability ambitions.
This year we were delighted {0 retain our
GRESB 5 star rating as well 25 our AAA
rating from MSC) and A- trom CDP. 100
Liverpool Street, our first net zero carbon
development, has continued 1o pick up
industry accolades for its sustainabitity
credentials inctuding Green Building Project
of the year in the BusinessGreen Leaders
awards, Project of the Year at the Building
Awards and most recently a Civic

Trust Award.

Net Zeto

We are delivering against the commitments
we set oul in our Pathway to Met Zero, our
roadmap to achiewing a net zero carben
partiolio by 2030. We conduc! whole

life carban assessments on all our
developments ang refurbishments and we
are currently forecasting that embodied
carbon on our affices development pipeline
wilt be 632kg CG; per sgm including
cornplated developments. This compares
well o our 2030 target of 900kg £02e per
sqm from a baseline of 1000kg COe ger
sqm, which was the industry beachmark at
the taunch of our strategy. We compleied
our secand net zero carbon development at
1 Triton Square which achieved a BREEAM
Quistanding rating. Like 100 Liverpool,
Streest, we were able to re-use most of

the superstruciure, Keeping the embodied
carpon on compleled developments low

at 408kg CO; per sqen. Residual embadied
carbon at 1 Triton Square was fully offset
through certitied, nature-based solutions -
a tesk alfarestation project in Mexico and

a carmnmuanity reforestation pegject in Ghana.

We made fucther development
commitments at Canada Water where

we are commitied to achieving BREEAM
Dutstanding on all commercial space,
BREEAM Excellent on retail 2nd a minimum
of Home Guality Mark 3* for residential.
Canada Water is a ground-up redevelopment,
50 our ahility o re-use existing materials is
limited and our focus is on using the more
suslainable materials and processes.

Our use of Earth Friendly Concrete in the
permanent piling works was a UK industry
first and saved 240 tonnes of carbon
emissions, Dher tow carbon initiatives
include the use of cross taminated timber,
high recycted content in concrete, electric
are furnace steel and recycled raised
access floors. As a resull. embodied carban
for the offices space at Al and AZ at Canada
Water is expected to e 82 kg CO; per sgm
and 666 kg CQ, per sqm respectively, inline
with our gtidepath to 2030

We are also on $iE at 1 Broadgate, which
is expected to be in line with our 2030 cifice
largets for operational efficiency of 95kWhe
per sgm an 3 whole building basis and is on
track for a NABERS $ star rating. Embodred
carbon on this building is above our 2030
target at 901 kg CO; per sam, but we
<ontinue to make improvements throughout
the design and oetivery process. At Norton
Falgate, which will be all electric, we are
adding roof top solar panels and like

1 Broadgate, it will be fully smart enabled
to optimise performance in operation,
delivering an estimated energy intensity
which is in line with the trajectary ta

our 2030 energy performance targets.
Embedied carbon on this building is also
low at 434kg COqe per sqm, reflecting

aur ability 1o reuse the existing matenals.

L1 British Land Anpual Report and Accounts 2022

The British Land Campany PLC 00621920

MEES Legislation and EPCs

In vifices, we are already fully compliant
with 2023 MEES tegislation which stipulaies
a minimum EPC rating of E and 46% of

aur offices space is currently rated Aor B
Iby ERV}. For the whole portictio, 36% is
currently A or B rated, significantly above
the level of 29% in September reflecting

a number of recertifications which have
captured improvements delivered in recent
years. 70% of the partfolio is now A-C rated.
To meet our 2030 objectives and comply
with expected MEES legislation requiring
our whote portiolio ta be a minimum EPC B
by 2030, we appointed external consultants
ta conduct net zero audits idenlifying
opportunities (o improve energy efficiency
and raise the EPC rating. These audits,
which covered 29 of our major assets have
now campleted. We expect that the tatat
cost for retrofitiing the portfolio to be inthe
region of E100m, which covers the standing

- portfolio and excludes major developmenis

and relurbishments where anergy efficieat
fixtures and fittings are already intorporated
within our devetopment briels. This
investment will be focused on energy
efficient intervantiens which typically have
an attractive payback and in the current
environment, with energy prices escalating,
represent a compelling invesiment for
occupiers and we are already engaged in
productive conversations with occupiers
across the portfolio. Overall, we expect that
twa thirds of the cost will be funded through
the sefvice charge o by customers directly,
White we are making good progress, we are
primarily focused on improving energy
efficiency and reducing carbon intensity
which s how we wall deliver on our 2030
targets of a 25% irnprovement in whola
building energy efficiency and a 75%
reduction in operational carbon intensity,
both against a 2019 baseline,



To fund any suistanding costs relating to
these interventions, we have established
our “Transition Vehicle” comprising ring
fenced funds financed by our internal Levy
of £60 per tonne of embodied carbon in
developments supplemented by an internat
float of £5m. Total funding to date within
the Transition Vehicle is £15.4m.

Place Based approach

Our Place Based approach means
understanding the maost important issues
and opportunities in the communities
around our places and focusing our efforts
coliaboratively to deliver the biggest impact.
Building on the research we commissioned
last year inta the social and economic
situation arcund our assets, this year

we identified initiatives which target key
local issues at each of our places. At ous
Campuses, one of the most effective ways of
doing this is through our Community Funds
- a forum for connecting our customers
and local communities and supporting
organisations who do vital work lecally.
Following the success of the Regent's Place
Community Fund, this year we launched
funds at Broadgate and Paddington Central
with 15 of our occupiers pledging £150.000.

One of our key initiatives this year was

the launch of the New Diorama Theatre at
Broadqgate, helping to bring people together
post Covid and supperting 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 ft space

is provided completely free of charge for
independent and freelance artists to use
and is ane aof the highesl pratile artist
support prejects in recent years. We

also announced a partnership with The
National Theatre ta bring creative avents
and experiences to ovr Campuses. This
involves monthly workshops led by creative
experts facusing on theatrical skills and
explering how these can be applied to
enhance the working day.

This year, Bright Lights, our skills and
ermployment programme reached over
130 people through virtual employment
training and one-ta-cne suppork at twe

of our Campuses and six retail sites.

Over 60% of candidates have already
gained employment in a range of sectors.
Programmes we piloted this year and
plan to expand include ADcademy with the
Brixton Finishing School. Over 110 young
people local to our London Campuses and
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Ealing Broadway tock part in these online
workshops designed 1o develop skills in

the crealive, technalogy 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 Trust, encouraging 7.800
young people te read and bringing the total
number of children we have reached almast
56,000 since the launch of pur parinership
in 2011. To support local businesses, we
provided affordable space across five of our
priority assels, which included plzces such
as "Thrive” in Canada Water, a community
business hub praviding workspace and
meeting rooms to help local start ups.

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

Reflecting our continued focus on diversily,
we were pleased to become the first real
estate grganisation to achieve the Disability
Smart Standard, which is awarded by the
Business Disability Forum to organisations
wha can demonstrate a culture of inclusion
for all abilities.
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PERFORMANCE REVIEW continuad

Campuses

Portfolic valuation [BL sharel

£6,967m

Qecupancy

96.7%

Weighted average lease length to
first break

7.0 yrs

Total property return

8.5%

Lettings/renewals Isq ft] over 1 year

1,243,000

0On a propoertionally consolidated basis including the
Group’s share of joint verturas.

Campus operational and

financial highlights

~ Campus value of £7.0bn, up 5.4% griven
by leasing activity and development
nerfarmance. Similar performance
frem City and West £nd assets, up
4.7% and 4.5% respectively

- Sireng performance from Canada
Water up 18.3% reflecting the joint
venture with AustralianSuper and
progress on Phase |

- 17 bps yield conlraction, weighted
towards the City

- Woeighted average tzase length extended
ta 7.0 years reflecting the completion of
1 Triton Square and our laasing activity

- ERV growth flat. Adjusting for changing
valuation treatment underlying ERV
growth on our offices space was 1 5%

- Like-for-like income up 2,5%. driven
arimarily by strong leasing at Broadgate
and across Storey

- Strang rebound in leasing aclivity with
1.2m g Mt deals {greater than one year)
driven by development lettings

- Totallettings and renewals at 1.7m sq ft.

including 187.000 sq ft Starey lettings

- Under offer an a further 318.000 sa (i,
including a minimum of 183,000 sg it
at Norton Folgate

- lnvestment lettings and renewals over
one year, 5.4% ahead of ERV

~ 595,000 sq ft rent reviews agreed 6.7%
ahead of passing rent adding £1.6m
to rents

- Qccupancy impraved ta 96.7%

- Rent collection 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 recently acquirad assels in
Cambridge and Surrey Research Park,
standalone offices and residential

Qur London Campuses afe tocated in sorne
of London’s most exciting neighbourheods
and benefit from excellent transpnry
conneciions with two of gur Campuses
directly on the new Elizabeth line which
opens this month. Through qur platfarm,
we geliver best in €235 space which meets
the highest standards of susiainabitity

and wellbeing, pravides 2 wide range of
amenities and an engaging public realm
Our skill set across investment, leasing,
asset management, property managerneant
and development 13 transierable (o new
lecations with occupiers fecusing on space
which best supports their business and
people, these advantages position us well
to atlract @ wide range of innovabive,
growing businesses 10 our spaces.
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We benefit from a diverse portiolio of high
quality sccupiers focused on technology.
financial, corporate and media sectors.
Qccupancy is 94.6%, improving 2bps
since March 2021 and we have collectad
all our rent for the year.

Broadgate

Total {easing activity covered 751,000 sq
ftin the year, of which 680.000 sq ft were
lortg term deals. We successiully tet [or
placed undar option] all the olfice space at
t Broadgate four years ahead of complelion
with Allen & Overy and JLL taking a
minimum of 254,000 sq ft and 134,000 sq

fi respectively. The strong sustainabitity
credentials of this building were a key
attractign and in their press release,

A&Q comrmenied thal the buitding "wili
contribute to an 80% reduction” in their
annual Landan office carbon emissions.
We also compteted the office teiting at 100
Liverpool Street, with Hudson River Trading
laking 20,300 sq ft on level ten. Newly B
refurbished space is tetting well with Braze,
2 customer engagement platform, taking
49,900 sq ft at Exchange Heouse and Maven
Seturities, a proprietary trading firm taking
38.000 sq ft at 155 Bishopsgate. Other
lettings inctude tegal firem Jenner & Block
al 10 Exchange Sguare {13.000 sg it} and
financial services platform Symphony at
135 Bishopsgate (7,200 sq ft).

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

ot Revolve at 100 Liverpoct Street, an
innovative concept with guest chefs

angd Shiro, a sushi restaurant, building
Broadgate's repulalien as a top culinary
destination. We have also let space at

155 Bishopsgate to Neat Burger (3 plant
based burger restaurant backed by Lewis
Hamillon], Nest {a bar and restaurant run
by Urban Pubs and Bars|, Black Sheep
coffee and Hawanan poké restaurant
Hani Poké.

We continue to imvest in our buitdings

and are on site with asset management
inttiatives including the refurbishment

of 155 Bishopsgaie [our share £35m],
Exchange House lour share £12.5m} and

10 Exchange Square faur share E9m), where
the first phase now complered. We take the
opportunity provided by lease events to
re-invest in existing buildings, to detiver
energy efficient interventions which raise
the EPC rating and refurbish the space,
ensuring that they are well positioned to
benett as demand gravitates towards the
best, most sustainable space. We also
completed pubtic realm improvements

at Exchange Square, delivering 1.5 acres
of grean space, including amphitheatre
style seating and ouiside evens space
wilht a range of tree and plant uife to
suppart biodiversity,



We refreshed our biodiversity framework
for Broadgate, establishing our guiding
principles and identifying the key species
and habitats of relevance to the area. As
well as the public spaces, we have living
roofs at seven locations with 12,800 sq ft
of planted space to come at 1 Broadgate
and 3.000 sq fl al Nerton Folgate. We

also launched an occupier led and funded
Community Fund, replicating the successful
Regent's Place Community Fund where we
wilt wark together with our crcupiers to
identify and address key local issues.

The Campus saw a valuation gain of 5.1%
reftecting 16bps of inward yield shift and flat
ERVs. 100 Liverpaol Street, which benefited
from inward yield shift and the expiry of rent
free periods, and 1 Broadgate, reflecting
significant letting activity, were the key
drivers of value. Broadgate occupancy

i5 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 accounted for 315,000 sq ft
of the 388,000 sq it of lang term leasing
activity. Meta has expanded at Regent's
Place and this deal is a testarment to their
commitment to the Campus where total
occupation will be 635,000 sq fi. Dentsu
Internatienal whao had previously committed
to taking 1 Triton Square will remain at 10
and 20 Triton Street (180,000 sq f1). Rent
reviews totalled 231,000 sq fi overall, 8.9%
ahead of previous passing rent adding
£1.3m to rents.

Regent’s Place is well located 1o attract
innovative and growth businesses leoking
to cluster around the academic, scientitic
and research institutions in London’'s
Knowledge Quarter. Refiecting this we
have signed life sciences business
Babylan Health 112,000 sq fil and
rabricnane [7,000 sq ft} both at -
Drummend Streel.
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In Decernber 2021, we completed the first
phase of our public realm improvement
programme and we are underway wiih the
second phase. This wilt include rolling out
the biodiversity framework follewing the
model established at Broadgate.

The Campus was up 6.7% in value,
penefitting frorn leasing activity at

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

a refurbishment given Dentsu International
has recommilted to the buitding. Adjusting
for changes in valuation assumptions,
underlying ERV growth on our offices

was 3.0%. Occupancy is now 95.2%.

Paddington Central

Total leasing activity covered 154,000 sq ft,
of which the re-gear of the Novotel lease at
3 Kingdom Street accounted for 111,000 sg.
ft. Wé also renewed our lease to Incipio
Group, who manage Pergala, the outdoor
dining cencept at the 5 Kingdom Street
develepment site, covering 20,000 sq ft.
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PERFORMANCE REVIEW continued

The Campus saw a valuatign increase

of 1.7%, benefitting {rom the regear of
MNovetel at 3 Kingdom Street and Vertex

al & Kingdom Street, ofiset by decline at

3 Sheldon Square where leases are coming
to 3n end and we are soon to commence
refurbishment. ERVs saw growth of 1.7%
with yields maving in Ybp. Occupancy

i 99.6%.

Post year end we established a new joint
venlure at Paddington Central, with GIC
gwning 75% ol the majority of assets and
British Land owning the remaining 25%.
The Novolel at 3 Kingdorn Street and the

5 Kingdom Street development site sit
outside of the structure although GIC have
aptions aver both assets. We will continue
1o manage the Campus for which we will
earn fees and GIC are commilted to our
future plans. This includes a comprehensive
upgrade of 3 Sheldon Square, where we will
deliver an all electric building, targsting a
BREEAM Excellent rating. This is estimated,
to reduce operational energy consumplion
and carbon emissions by over 40% per
annum. We are planning an axtensive
upgrade to the public realm which will
transforen the landscaping and have
commenced works at the amphitheatre
which will revitalise this central part of

the Campus.

Storey: our flexible workspace offer
Starey is animportant part of gur Campus
proposition, providing sceupiers with

the flexibility to expand at shart notice ar
to take ad hoc meeling or events space.
Itis present on all cur Campuses and is
aperational across 338,000 sq ft (c 5%

of Campuses). Occupancy on stabilised

Lanada Water Phase 1
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Residential units

ELL ‘Workspace  Relail & leisure inumber) Toial
Al 120,600 2.000 186 273,000
AZ 185.000 65,000 - 250,000
K] - - 79 62,000
Total 305,000 74,000 285 585,000

buildings {those two years' post fit aul
or fully tet] bas increased 1o 86% as we
have seen rising cusiomer g¢emand with
conlidence improving post Covid driving
demand for flexible space.

Since 1 Aprit 2027, we have agreed leases
and renewals on 187,000 sq ft of space
and our retention rate remains high.

100 Liverpool Street is fully tet with online
signature service Docusign taking 6,500
sq It and the Levin Group, a health tech
recruitment business geing under offer
on the final unil past vear end. Levin alsa
have 7,000 sq #t at 1 Finsbury Avenue and ’
have pre-let of ait the Storey space at

153 Bishopsgate comprising 23,000 sq ft,
again post period end. We are now fully
let at Orsman Road, with the Hamerton
Healthcare NHS Foundation Trust signing
for 18100 sq ft, representing halt of the
space in the building.

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

strength of Storey's customer base.

with [he majority of occupiers being
UK/European headquarters, scale up
businesses or targe multinationats,

»
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Looking forward, Storey will cease
operations across 27,000 sq {t at 3 Finshury
Avenue and International House at Ealing as
we prepare those siles for redevelopment.
However, we are actively considering
opportunities for Storey on both our
standing portfotio and new developments

Canada Water

in March 2022, we sold 50% of our share in
the Canada Water Maslerplan, aur 53 acre
redevelopment scheme in Southwark to
AustratianSuper for £290m forming a
50:60 joint venture. Their parteership

will accalerate returns and the delivery -
of the Masterplan, bringing new homes,
workspace, retail and leisure opportunities
and an enhanced public realm to the

tacal cammunity,

The joint venture is commitled to
developing Phase 1 of the Masterplan
covering 585,000 sq {i and Lo progressing
subsequenl phases of the development,
with funding split equally between British
Land and AustralianSuper. The {otal
development cost of the entire project is
£3.6bn. it is expecied 1o 1ake ten years

to complete and shauld deliver a totat
development value of £5.6bn of which the
commercial element accounts for £3.4bn
and resigential the remainder. British Land
is 1argeting devetopment returns of 11%
from commitment far Phase 1 and low
teens for the whale project.



We have outline planning permission for the
entire scheme and are on sile with Phase 1,
which comprises & mix of workspace, retail,
leisure and residenlial as set oul belaw.

We are targeting rents on the workspace

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

are both highly affordable relative o
compeling schemes.

The joint venlure's ownership is
consolidated into a single 500-year lease
with Southwark Council as the lessor. The
London Barough of Southwark have an
initial 20% interest in the scheme and the
ability to participate in the development
up to a maximum of 20% with returns
pro-rated accordingly. They have elected
not ta fully participate in Phase 1 but are
pre-purchasing the 7% affordable homes
at K1 and have part funded the 55,000 sq ft
leisure centre in AZ.

This year, we completed tha installation of a
madular campus for TEDI-Londan, a global
parinership with King's College London,
Arizona State University and UNSW Sydney.
Each module uses lightweight steel frame
boxes clad with insulation and requires no
deep piles or concrete. At the end of iis

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

the materials recycled. The 15,000 sq it
campus opened to the first cohort of
students in September and we are working
with TEDI to deliver a permanent home for
around 1,000 students within the Canada
Water Masterplan. We see scope to expand
this modular approach which provides a
quicker route to market for businesses
looking to expand without the formal
commitment of a long term lease. We

are engaged in discussions to deliver a

tife sciences enabled modular campus and
have interest from other higher education
providers. We are exploring a range of
alternative uses across the Campus, uses
which align to cur wider strategy to focus
the business on growing secters. Qur
pariission is deliberately flexible so as

we move forward, we can take account

of changes in demand by amending our
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
agreement and progress on Phase 1.

This has been a challenging year for

many of our cemmunity 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 a3 number of our suppliers on
the Masterplan including constructars Mace
Group, Aecam and Gardiner & Thegbald,
Many af our suppliers have also contributed
their time to building The Paper Garden,

3 pioneering new communily space for
young peogle. This is managed by Global
Generation, one of our community pariners
and will be the largest circular economy
build in Lendon.
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PERFORMANCE REVIEW continued

Retail &
Fulfilment

Pertfalio 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 it} over 1 year

1,523,000

On a proportionally conselidated basis including the
Group’s share of joint ventures

1. Where accupiars have entered CVA or
administration but are still iable for rates, these
are treated as occupied. )f units fn administration
are treated as vacant. then the occupancy rate for
Retaif would reduce from 96.3% o 94.5%.

Retail operational and

financial highlights

- Retail & Fulfilment portislio value
3t £3.5bn, up 9.9%, with Retail Parks
delivering art exceptional 20.7% uplift,
mara than offsetling a decling in
Shopping Centres (down 6. 1%

~ Yigld compression of 7bps overall,
driven by Retail Parks down 151bps
with yield expansion of 3bps for the year
in Shopping Cenires, bul contraction of
4bps in the second hall

- 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%.
intluding the impact of C¥As and
administrations, like-for-ltike income
was down 6.0%

~ Like-for-like income up 6.0% on our
Retail Parks

~ Strang leacing activity, with 1.9m sq ft
deals greater than one year; 2.8%
ahead of March 2021 ERV and 21%
below previous passing rent

- Total lettings and renewals at 2.2m sq it

- Strong pipeline with 479,000 sq ft under
offer, 2.2% above March 2021 ERV and
7.4% below passing reat

- Furiher 555,000 sq ft of rent reviews
agreed 0,2% above passing rent

- Retail Parks occupancy 97.4% up 270bps,

reflecting strong teasing activity

Foolfalt and sales 91.9% and sales 98.4%

respectively of same period in FY20;

99.5% and 100.2% for Retail Parks

- 95% of FY22 rent collected

b

Retai! & Fulfilment

operational review

Qperational performance

This has been a strong year for leasing
volymes, with total activity of 2.2m sq fi.
Deals aver one year were 2 B% ahead of
March 2021 ERY, with a particuiarly sirong
pertormance trom Retan Parks which were
5 9% ahead of March 2021 ERV. Tolal lease
renewals covering 949,000 sg ft have tlendad
to outperiorm new lettings ahd were on
average 4 5% ahead of March 2021 ERV.
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Overall, transactions were 21.2% below
previous passing rent as we have prioritised
occupancy o deliver more sustainable rents
which are reflective of the current market.
As 3 rasult, accupancy levels are high at
96.3%. We have an encouraging pipeline

ot deals under offer totalling 479,000 sq it
overall 2.2% ahead of March 2021 ERV.

Retaii Parks, which account for 60% of the
Retail & Fulfilment portfolio have emerged
as the preferred format for retailers. They
are well connecled and affordable for
retailers meaning they play an important
rale in a successful ontine retail strategy
facilitating click and coltett, relurns and
ship Irom siore. Their lower occupancy cost
also mzkes tham attractive te 2 broad range
af retailers. For example, we agreed three
deats in our Retail Parks with TK Maxx
covering 64,800 sq ft, three with Asda
covering 57,400 sq fi, two with The Range
{30,000 5q (U and two with Paundland
125,300 sq fti. Footialt on our Retait Parks
was in line with FY20) lwhich included two
weeks of closure due (o Covid) and sales
waere ahead.

Shopping Centres now account far 23% of
our Retail & Fulfilrnent portfelio, with open
air covered schemes compristng 4% and
Iraditionat covered centres 17%. We are
sncouraged that the rate of ERV decline has
notably decelerated for shopping centres
and that yields on aur portfalie contracted
marginally in the second half. With more
Invasiors targeting prime shopping centres,
we betieve the puttook for the best cenires
is more attractive,

Fallowing the acquisition of Heritage House,
Enfield and the Finsbury Sgquare Car Park
and including urban lagistics apgartunities
on our existing portfokio, Urban Logisiics
now accounts for 9% of Relail & Fulfitment.
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Footfall and sales recovered strongly foltowing the reapening of indear haspitality on 17 May 2021 and sales are now close to
pre-pandemic levels, with the shortfall in footfall largely compensated for by an increase in basket size, as set out below:

T April 2021 - 31 March 2022

Benghmark
% of FY20 cuiperfarmance?
Footfall
- Porifolic 91.9% +1172bps
- Retail parks 99.5% +346%bps
Sales
- Portfalio 98.4% nfa
- Retail parks 100.2% n/a

1, Compared lo the equivatent weeks in FY20 which includes two weeks of clasure in Mareh 2020,

2. Footfall benchmark: Springboard.

With maost Covid-19 related restrictions
lifted belore or during the first quarter and
only short term interruptions as a result of
the Ormicron variant. most of our occupiers
have been able to operate as narmal for the
majority of the periad. This is reflected in
our rent collection which at $5% of rent

for the year is close to histaric levels.

CVAs and administrations

There have been relatively few new CVAs

or administrations in the year with just
filteen units impacted. of which seven were
unaffected, three saw rent reductions and
five slores ctosed. This resulted in £2.5m in
lost contracted rent of which £2m related to
the Virgin Active restructuring in May 2021.
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PERFORMANCE REVIEW continued

Developments
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Current Castlo ERV

sSqift Yalue complate TRV Let & under ofter

At 1 March 2022 048 on [ [ £m

Recenly completed 349 B4k - 24.3 23.9

Commuitted 1,482 487 448 404 212

Near term 1,925 219 9463 78.6 -
Medium term 7.746

Total pipeline [ex. Recently Completed) 11,353 704 1,611 1372.0 21.2

On a proportianally consotidated basis including the Broup’s share of joint ventures iexcept area which is shown at T00%),

Portfolio

Progressing value accretive development
is one of 1he four key priorities for our
business and a key driver of returns.

We target project IRRs of 10-12% and
altogether, expect cur davelopment

_ pipeline o deiiver profits of around £2bn.

We Ectivélymansge the risk associaled .
with deve{opment by pre-letting space
where appropriate. We have made excellem
progress this year with our pre-tetiing
activity securing £13.7m of future rent and
postyear end, we plaged a fucther 103,000
sq fi under offer at our Norton Folgate
development, representing another £7.5m
of rent. This brings total future rent secured
to £45m across cur recently cempleted

and committed pipeline of 2.1m sq ft
representing b3% of total ERV. Excluding
buitd to sell residential and retfail space
which we will let closer (o complation,

we are 0% pre-lel or under offer by ERV
Total development exposure is now 6.2% of
portfolio gross assei value with speculative
exposure 2t 6.4% [which is based on ERY
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, sowe
have atlractive ogtions we can progress as
and when appropniate.

The construction market has changed
significantly over the year. Inittal 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 tlosuras,

reduced production and shipping provision,
cornbined with increased demand for raw
malerials, such as won ore and timber,
frarn Chinz and the USA as they emerged
from the pandemic put upwards pressurée in
input costs. These price rises were initially
sheltered by contractors keen (o secure
pipeline; however, the levels of workioad
and magnitude of cost increases have
inevitably pushed up tendar pricing

Wholesale energy cost increases, sharlage
of labour, increased cost of maierials,
elangaled supply programmes and an
increase in CONSIrUCLion Actvity Nas
resulted in upward inflation pressure. These
issues were beginning to reduce at the end
of 2021 and early part of 2022, with both

- suppty improving and costs decreasing.

This changed with the Ukraine war, which
has further destabilised the global supply
chain, removing Ukraine and Russian
goods and services from the market. This
reduction in supply, together with the spike
in energy prices resulting from the war,
elevated tender price inflation once again.

Qur inflation forecast {based on tender price
inflation| has increased to around 8-10% in
2022 from our previous forecast of 4.5%, but
we expect that to moderaie over the next

18 months as wages and commadity prices
rernain elevated but do not increase at he
same rate. Our forecast for 2023 and 2024
is arqund 4-5% (from 3.5%]. We expect the
rate of increase to moderate and capacity
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to emerge as some development projects

in the market are deferred or cancelled.

Woe raview inflation drivers ta ensyre our
comingencies and cosl plans are robust to
deal with the market ftuctuations. Having
maintained momentum on our development
programme throughout the pandemiic,

we have been able lo ptace contracts * e
compeltitively and 91% of costs are fixed

an comrniited developments. We have

built up excellent relationships with Tier 1
contractors and throughout our supply
chain so we are confident of ptacing
mutually attracive centracts for aur

near term developments.

Higher {and values meaan ihat returns from
tonden developments are more insulaled
to cost inftation than development in other
parts of the country and we anticipate heing
able 1o achieve the modest intrease in rents
required to ofisel any further cos! inflation
above cur base case,



Completed developments

We reached practicat completion of 1 Triton
Square [349,000 sg it in May. Embodied
carbon was low at 436 kg CO;e per sqm and
we offset residual embeodied carbon through
certified schemes making this our second
net zero carbon development. The offices
space is now fully let to Meta.

Committed developments

Our commitled pipeline now stands at 1.7m
sq [t fellowing commitments at Canada
Water, Phase 2 at Aldgate Place and most
recently The Priestiey Centre in Guildford.
The Priestley Centkre is located on the
University of Surrey Research Park where
there is strong demand from innovation
sectors and we are on site with an 81,000 sg
ft office develepment which will te pariiatly
lab enabled.

At Canada Water, we are on sile at the
+first three buildings covering 585,000 sq ft.
Alis a 39 storey tower, including 186 homes
and 120,000 sq fi of workspace; practical
completion is targeted for Q4 2024, A2
includes 185,000 sq it of werkspace as well
as the new leisure centre and K1 comprises
79 affordable hemes. The Loaden Borgugh
of Southwark are not participating in Phase
1 but will take ewnership of the affordable
housing on complatian and have part-
funded the leisure centre in A2. We expect
lo sell the residentiat units in Al closer to
practical completion.

Phase 2 ai Aldgate Place is our first build to
rent residential scherne. It comprises 159
premium apartments with 19,000 sq ft of
best-in-class office space and 8,000 sg It
of retail and leisure space. It is well located,
adjacent to Aldgate East and between the
Crossrail stations at Liverpeol Street and
Whitechapel. Waorks have now started on
site with completion expected in Q2 2026,

We are also on site at Norton Folgaie and
1 Broadgate. At 1 Broadgate (544,000 sq ft]
we are fully pre-let or under option on the
office space to JLL and Allen & Overy.
Norton Folgate is 2 334,000 sq ft scheme,
comprising 302,000 sq §t of office space,
alongside retail and leisure space creating
a mixed use development in keeping with
the historic fabric of the area. We are under
offer on 2 minimurn of 103,000 sq ft and
continue io have encouraging discussions
with a range of occupiers.
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Recently Completed and Committed Developments

Forecasl

BL Share 100%sqft  PC Calendar ERV IRR

As at 31 Mareh 2022 Sector % 000 Year Em' %

1 Triton Square Office 100 369 Q22021 243 12
Total Recently Completed 359 24.3

Norton Folgate Office 100 336 Q42023 231 1

1 Broadgate Office 50 544 Q22025 20.2 12

Aldgate Place, Phase 2 Residential 100 136 Q22024 6.0 10
Canada Water, Plot Al1? Mixed Use 50 273 042024 33

Canada Water, Plot A2? Mixed use 50 250 Q32074 5.0 blend;;
Canada Water, Plot K12 Residential 50 &2 Q22023 -

The Priestley Centre Qffice 100 81 Q23023 28 22
Total Committed 1.682 60.4

1. Estimated headline rantal value net of rent payable under head leases fexcluding tenant incentves).
2. The London Borough of Southwark has confirmed they will not be investing in Phase 1, but retain the
right 1o participate in the development of subsequent plats up te a maximum of 20% with thetr returns

pro-rated accordingly.

Near Term pipeline )

Qur near term pipeline covers 1.9m sq ft
and includes 2 Finsbury Avenue, wheare

we have planning for a 718,000 sq It office
scherne. Ermbodied carbon on this building
is projected to be market leading far a
high rise tower below 750kg CO; per sgm
benetiting from the use of existing and other
recycled materials. We expect to start on
site later this year. At 5 Kinggom Street,
we have consent for 2 438,000 sq ft office
scheme: our ownership is currently 100%
bui GIC, our new joint venture pariner have
an option to acquire S0%. Start on sile is
expected in late 2023. At Meadowhall, we
have outline planning permission for aur
404,000 sq Ft logistics scheme which we
expect Lo progress later this year

Medium Term Pipeline

The furiher phases at Canads Water
account for 4.5m sq ft of our 7.8m sq ft
pipeline. At Euston Tower {578,000 sq fi)
we have an exciting opportunity to deliver
a highly sustainable, substantial
redevetopment. targeting fife sciences and
other innovation businesses leveraging its
location in London's Knowledge Quarter.
We expect to submit planning next year,
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Urban logistics opportunities account for
2.3m sq ft of medium ierm oppoertunities.
At Thurrock, where we acquired the
Thurrock Shopping Park in the year, we
see an opportunity te deliver 559,000 sg ft of
logistics space towards the east of London
by repurposing two-thirds of the retail
space ang utilising the site topography to
facilitate multi-level development. We see
further opportunities ta intensify existing
buildings at Hannah Clese in Wembley and
Haritage House in Enfield, with potential
to deliver 668,000 sq ft and 431,000 sq ft
respectively of well located, urban logistics
space. Both are in Narth London, within
the M25 and close to the North Circular.
In addition, we have two centratly located
opportunities at Finsbury Square and
Verney Road in Southwark aliogether
totalling 213,000 sg ft. in addition
opportunities on our existing portiolio
include, Teesside 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

The British Land Company PLC 00621520

“Strong performance
across all financial
metrics.”

Bhavesh Mistry
Chief Finanetal Officer

Year ended 31 Mareh 2022 31 March 2021
Underlying Profit'? £251m £20'm
Underlying earning per share®? 27.4p 18.8p
IFRS profitfitoss) afier tax £960m £{1,083}m
Dividend per share 21.92p 15.04p
Total atcounting return! 14.8% {15. 1%
EPRA Nel Tangible Assels

per share'? 727p 64Bp
IFRS nel assals €6,733m £5,983m
LTvss 32.9% 32.0%
Weighted average interest rate 2.9% 2.9%

Underlying Profit

Em
Underlying Profit for the year ended 31 March 2021 201
Like-for-like net rent [incl. CVA and administrations) 8]
Provisions for debtors and tenant incentives! Fal
Net divesiment (8
Developments {12}
Net administrative expenses & feg income {131
Underlying Profit for the year ended 31 March 2021 251

. See Note 2 within the financial stalements for definilian and calculation.

. See Table 8 within the supplementary disclosure lor recanciliations to
IFRS metrics.

. See Nole 17 within the tinancial statements far definition. calculation and
reconcitiation to IFRS metrics.

. On a progortionaliy consclidated basis including the Group's share of
{oinl vertures,
Following the sale of 2 75% interest in the majority of our assets at
Paddington Centrat, LTV falls to 28.4% on a pro farma basis.

[ R R R X

Overview

Financial perfermance has irproved significantly following the
easing of Covid-19 restrictions. Underlying Profitis up 24.9% st
E251m, while underlying earnings per share [EPS) is up 45.7%

at 27.4p. Based on our policy of sefting the dividend at 80% of
Underlying EPS, the Board have proposed a final dividend of 11.40p
per share, resulting in 3 full year dividend of 21.92p per share.
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. 7
. The year on year impaci ot provistons for deblars and ienant incentives was
£9Im. This reflects (he ditlerence between the £8m credit ta the income
slatement in the year 10 31 March 2022 las disclosed in Note 10 and 13 of
the Linancial statements) and the E83m charge in the year 10 31 March 2021,
Undarlying Profit increased by £50m, primarnily due to the
significant reduction in provisions for debters and tenant incentives,
following impraved reat collection driven by proactive engagement
with occupiers and the tifting of Cowid-19 related restrictions.
This was partially oftset by the impact of properties entering vacant
possession ahead of redevelopment. an increase in administrative
costs and the impact of CVA and administrations thal sccurred in
the prior year.

Net divesiment decreased earnings by E8m i the year. Proceeds
from sales have been deployed into our value gccretive acquisitions
and our development pipeling. The recertly compileted and
commilted schemes are expected to generate an ERV of £89m,

of which 53% is already pre-let or under offer.

{FRS profit after tax for the year was £960m. compared with a loss
after tax for the prior year of £1,883m The significant movement
year-on-year primarily reftects the upward valuation movement
on the Group's properties and those of its jint ventures.




Qverall valuations have increased by 6.8% on a proporiionally
consalidated basis, resulting in an oversl! EPRA NTA per share
increase af 12.2%. Including dividends of 16.26p per share paid
during the year, we have delivered a total accounting return

of 14 8%.

Financing activity included the retinance of 100 Liverpoal Street,
completed in June 2021, with the Broadgale 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, Lhis BREEAM Quistanding
and net zero carbon developrent was released from the Broadgate
secwritisation atongside the redemption of £107m of bonds.

In the year to 31 March 2022, LTV increased by $0bps to 32.9%.
Irt Aprit 2022, we exchanged on the sale of a 75% inleresi in the
majority of our assels in Paddington Central to GIC; following its
unconditional ccmpletion LTV falls 10 28.4% on pro forma basis.

Our weighted average interest rate remains low at 2.9%. in line
with 31 March 2021.

Our financial position remains strong with £1.3bn of undrawn
facilities and cash as al 31 March 2022 and. iollowing the
complelion of the Paddington Central sale, we have no requirement
to refinance until late 2025. We retain significant headroom to our
debl covenants, meaning the Group could withstand a fall in

asset values across the portfolio of 49% prior 1o 1aking any
mitigating actions.

Fitch Ratings, as part of their annual review in August 2021,
affirrmed all our credit ratings with a Stable Dutleok, including
the senjor unsecured rating at A,

Presentation of financial information and alternative
performance measures

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

Manzgement considers the business principaily on-3 proporticnally
consolidaied basis when setting the strategy, determining annual
pricrities, making investmenl and financing decisions and reviewing
perfarmance. This includes the Group's share of joint ventures on

a line-by-line basis and excludes non-cantrolling interests in the
Group's subsidianes. The linancial key performance indicators

are also presenled on this basis.

A summary income statement and summary batance sheet which
reconcile the Group income statement 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 i order
to assess the performance of the Group and allow for greater
comparability between periods, however, do nol consider these
performance measures to be a substilute for, IFRS measures.

Management monitors Underlying Profit as it is an additional
informative measure of the underlying recurring performance

of our core property rental activity and excludes the non-cash
valuation movement on the property portfotio when compared to
IFRS metrics itis based on the Best Practices Recommendations
“of the European Public Real Estate Association [EPRA) which

are widely used alternate metrics to their IFRS equivatents, with
additional Company adjustments when relevant [see Note 2 in

the financial statements for further detail].
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Management monitors EPRA NTA as this provides a transparent
and consistent basis to enable comparison between European
property companies. Linked to this, the use of Total Accounting
Return allews management to monitor return to shareholders
based on movements in a consislently applied metric, being
EPRA NTA, and dividends paid.

Loan to value [proportionally consolidated) is alse monitored by
management as a key measure cf the level of debt employed by the
Group lc meel its strategic objectives, along with a measurement
of risk. 1t also allows cornparison to ather praperty companies who
similarly monitor and report this measure. The definition of Loan to
value is shown in Note 17 of the consolidated financial stalements.

Income statement

1. Underlying Profit

Underlying Profit1s the measure that we use 10 assess

incorne perfarmance. This is presented below on a prepariionally
consolidated basis. In the year to 31 March 2022, 3 £29m surrender
premium payment and a £12m rectassification of foreign exchange
differences were excluded from the calculation of Underlying Profit
|see Note 2 of the financial statementsh. There was no tax effect of
these Company adjusted items. No Company adjustmenis were
made in the prior year to 31 March 2021. ’

2022 202
Year ended 31 March Section £m £m
Gross rental income 490 508
Properly operaling expenses {81) [141]
Net rental income 1.2 429 347

MNet tees and other income 13 11

Administrative expenses 1.3 ie9) {74)
Net financing costs 1.4 1102) (103]
Underlying Profit 251 201

Underlying tax credil/Icharge] [A (26
Non-controtling interests in

Underlying Prafit 2 3

EPRA and Company adjustments’ 703 (1,281]
IFRS praofit {loss) after tax 2 960 {1,083)
Underlying EPS 11 27.4p 18.8p

IFRS basic EPS 2 101.3p (111.2)p
Dividend per share 3 21.92p 15.04p

1. EPRA adjusiments cansist of investment and development property
revaluations, gains/losses an investment and trading property disposals,
changes in the fair vatue of linancial instruments and associated close oul
costs. Company adjustments consist of items which are considered to be
unusual and/er signilicant by virtue to their size or nature. These items
are presented in the ‘capital and other’ column of the consolidated
income statement.
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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 movement in underlying tax.
Following the resumption of the dividend in November 2020, gur
REIT property income distribulion reguirermnents have been salisiied
and therefare there has been no repeat of the underlying tax
charge recognised in the pricr year,

1.2 Net rental income

Em
01 Disposals Acquisiions Oevelope  Likedor-  Ploryrar  Prodsons riers]
. ments  bkeretremt CvAand  for debiors
R admirist-  and {enani
ratign  incentves'

. The year on year impact of provisions for deblors and 1enant incentives was
€91 This refiects the differente between the £8m credit o the incorne
slalement in the year 1o 31 March 2022 {as disclosed in Noie 10 and 1301
the financial statements) and the £83m charge in the year to 31 March 2021,

Qispasals of income producing assets over the last 24 months

reduced nat rents by £61m in the year, where the proceeds from

sales are being refnvested into vatue accretive acquisitions and
developments. Acquisitions have increased net rents by £28m,

primarily as a result of the purchase of the remaining 21.9%

inerest of MUT, the acquisition of Heritage House in Enfield

and Retail Park acguisitions at Biggleswade and Thurrock.

Developments hava reduced net rents by £8m, driven by

the vacam possession of Euston Tower as it moves inte

redevetoprmeni. The completed and committed developrment

pipeline is expected {o deliver £85m of ERV in future years

Campus like-for-like net rental growth was 2.5% in the period.
This was driven by leiting activity, including Monzo at Broadwalk
House, Braze at Exchange Hause and various lettings across our
Storey spaces. Excluding the impact of CVAs and administrations,
like-for-like net rental growth for Retail Parks was 6% and declined
4% for Shapping Centres. This reflects improved occupancy on our
Retail Parks, deals on our Shopping Centras transacting at lower
passing rents and normalised car park and urnover income
following the lifting of Covid-19 related restrictions. The impact of
CVA and admunistrations prirmarily relaies ta various retail CvAs
that occurred midway through 2020. When including the impact

of CVAs and adminisirations, like-tor-like net rents for Retail &
Fulfilment decreased 6.0%.

Provisions made against debtars and tenant incentives decreased
by E91m campared ta the prior year, with 3 net £8m cradit
recognised in the year. We've made good progress on priof year
debtors; the £119m of tenant debtors and accrued incorme relating
to the year ending 31 March 2021 now stands at £35m, primarity
driven by cash collection and negotiatians with accupiers. As of

31 March 2022, tenant debtors and accrued incomne totalled £72m
of which £61m {or B5%I is provided for, reflecting that the majority
of these debtors retate to amounts billed during Covid- 19 related
tlockdowns for which recovery is uncertain.
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1.3 Administrative expenses

Administrative expenses have increased by £13m in the year

to £89m. This increase is driven by the following key drivers;

added lease dapraciation on our offices at York House, following
our sale of a 75% interest in January 2021; 2 one ofi accelerated
depreciation charge of historic IT assets; the recognition of a credit
in the prior year fallowing the closure of the Group's defined benefit
pension schermne te future actrual; and higher variable pay
reflecting strong hnancial perforimance this year.

The Group's EPRA operating cost ratio decreased to 24.2%

IMarch 2021: 37.9%) a5 a resull of a significant decrease in property
ouigeing expenses due to provisions made in respect of debtors
and tenant incentives. Excluding provisions made in respect of
debrors and tenant incentives, the Grouwp's aperating cost ratio

is 26.0% [March 2021: 20.7%} and the increase from the prior

year is g result of lower rental income follawing sales activiy ang
the increase in adminisirative costs neled sbove. We expect our
operating cost ratio to dacrease going ferward, reflecting continued
cost discipling and the additional fee income that will be generated
(rom our new Canada Water and Paddinglon joint vertures

14 Net tinancing costs
£€m

Financing activity undertaken in the year has reduced costs by £1m,
including the impact of the 100 Liverpagl Stree! refinance and
associated securitisation bonds redernption,

The impacts of net divestmeni and devetoprnents have been mostly
offset, with groceeds from sales being used to repay revolving
credit facilities, whilst interest on the funds drawn for our
campleted develapments is no langer capitalised.

We have a balanced approach to interest rate risk management.

At 31 March 2022, the interes! rate on our debt was fully hedgsd

on a spot basis, Following the completion of the Paddington Central
transaction, on average over the next five years we have interest
rate hedging on 79% of our projected debt with 1% fixed lincluding
swapsj and the balance capped. Qur finance costs are alfecied

by market rates which apply to debt which is either unhedged or
where the cap strike rates are above the current rate. The strike
rates are miting the adverse impact of rising raies on our finance
costs. The use of interest rate caps as part of our hedging means
we do not incur mark to markel cosis on any repayment of debt
which is capped, oc on a flaating rate, and the cost of this debt
benefits while market rates are below the strike rate. Qur weighted
average interest rate remains low at 2.9% iMarch 2021: 2.9%)

During the year we completed the transition from LIBOR to SONA
as the reference rate for Sterling under all our dzbt and derivative
agreaments, in line with market practice



2. IFRS profit after tax

The main differences between IFRS profit after tax and

Underlying Profit are that IFRS includes the valuation moverments
on invesiment and trading preperties, fair value movements cn
financial instruments, capital financing costs and any Campany
adjustrments. In addition, the Group’s tvestments in jeint ventures
are equity accounted in the IFRS income statement but are
included on a proportionally consolidated basis within

Underlying Profit.

The IFRS prafit after tax for the year was £960m, compared with

a losy ofter tax for the prior year of £1,083m. IFRS hasic EPS was
103.3p per share, compared to [111.2lp per share in the piiur year.
The IFRS protit after tax for the year primanily reflects the upward
valuation movemnent on the Group’s properties of £47Tm, the
capital and other incarne profit from joint ventures of £158m and
the Underlying Prafit of £251m. The Group valuation movement
and capital and other income profit from jeint ventures was driven
principally by inward yield shift of 42bps and ERV decline of 1.2%
in the portfolio resulling in a valuation increase of 6.8%.

The basic weighted average number of shares in issue during the
year was 927m (2020/21: 927m).

3. Dividends - T . -
In October 2020, we announced our new dividend pelicy, selting the
dividend as semi-annual and calculated at 80% of Underlying EPS
based on the mast recently completed six-month period. Applying
this policy, the Board are proposing a final dividend for the year
ended 31 March 2022 of 11.60p per share. Payment will be made
on Friday 29 July 2022 10 shareholders on the register at ctose of
business on Friday 24 June 2022, The dividend will be a Property
Income Distribution and no SCRIP alternative will be offered.

Balance sheet

2022 20z
As at March Section Em Em
Property assets 10,476 9,140
Dther non-current assets 69 51
10,545 9,191
Other net current lisbilities {318) 1203
Adjusted net debt [ [3,458] [2,938)
Other non-current liabilities - -
EPRA Net Tangible Assets 6,7 6,050
EPRA NTA per share 4 727p b48p
Non-controlling interests 15 59
Other EPRA adjustments’ (531 (128
IFRS net assets 5 6,733 5.983

Proporticnally consolidated basis.

L. EPRA Net Tangible Assels NTA is a proparticnally ¢consolidated measure
that is based on IFRS nel assets excluding the mark-1a-market an derivatives
and related debt adjustments, the carrying valve ol intangibles, the mark-to-
markel on the convertible bonds, as well as deferred taxation on property
and derivative valualions. The metric includes the valuation surplus on
trading properties and is adjusted for the dilutive impact of share optians.
De1ails of the EPRA adjustments are included in Tabte B within the
supplementary disclosures.
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4. EPRA Net Tangible Assets per share

pence
021 Valuation Underiying Owdend Finance 022
perfermance Preht liability
management
& other

The 12.2% increase in EPRA NTA per share reflects a valuation
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 aclivily at Regent’'s Place and Brozdgate
in particular generating uplifts af 6.7% and 5.1% respectively. Yields
moved in 11hps and ERVs were flat. Campus deveéloprents were
up 11.7% reflecting a very strong performance at Canada Water

of 18.3% which now reflects our new joint venture with
AustralianSuper.

Valuations in Rétail & Fulfilment wére up §.9% overall, with inward
yield shift of 97bps and ERV decline of 2.8%. There is a significant
variance at a sub-sector level, with Retail Park valuations showing
a strong performance of 20.7%. driven by inward yield shift of 151
bps underpinned by strong investment market and improving
occupational market given their relative affordability and
compatibility with online retail. Shopping Centres valuations

were down 4.1% in the year with ERVs down 5.2%: yields have
moved outwards by Jbps in the year, although we saw mild

yeld compression in the second hall.

5. IFRS net assets

IFRS nei assets at 31 March 2022 were £6,733m, an increase of
£750m from 31 March 2021. This was primarity due te IFRS profit
after tax of £960m, ofiset by dividends paid in the year of £157m
and the purchase of the remaining 21.9% units in the Hercules
Unit Trust from non-cantrolling interests of £38m.
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FINANCIAL REVIEW continued

Cash flow, net debt and financing

6. Adjusted net debt’

£m
02 Oisposals Arquisitions Qevelop-  Meteasn  Diidends Qiher p.rrd
et and from
capex operatians.

. Adjusted net debt is a proportionally consatidated measure. it represents the
Group net debt as disclosed in Note 17 1o the financia\ stalements and she
Group's share of joim venures’ net debs excluding the mark-10-market on
derivatives, relaied debi adjustrmenis and non-conirotting ineresis.

A retoncitiation detween the Group net debt ang atdjusied net deby
is inchuded in Table A within the supplemeniary disciosures.

Ac-quism'uns net of dispasals increased deht by £244m whilst
development spend totalied £266m with 3 further £61m on capital

expenditure related to asset maragement on the standing portfolio,

The value of recently completed and commitied develepments
is £1,032m, with £448m casts ta come. Speculative development
exposure is 6.4% of ERV {includes space under offer]. There are
1.9m sq It of developments in our near terrn pipeline with
anlicipated cost of E943m,

7. Financing .

Group Proporiianally congolidaled
2022 w2 022 2021
Net debt/adjusted
net debt’ €2,54tm  £2249m  €£3,458m  £2.938m
Principal amount
of gross debt £2562m £2.299m  £3,66Bm  £3,183m
Loan to value 26.2% 25.1% 32.9% 32.0%
Weighted average
interest rate 2.4% 2.2% 2.9% 2.9%
Inierest cover 5.6 63 35 38
Weighted average
maturity ef
drawn gebt 6b6years T0years b9years Tbyears

1. Group data as presented in Note 17 of ine financiat statements. The
proportionally tensolidgates figures include the Group's share of join vemures’
net dabi and exclude the mark-1o-market on derivatives and retated debt
adjusiments and non-controlling interests,
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Ay 31 March 2022, our proportionaily consolidated LTV was
32.5%, wp from 32.0% at 31 March 2021. The impact of positive
valuation movements decreased LTV by 210 bps. This was offset
by acquisitivns net of disposals which added 1506ps, as well

as developrnent 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 basss. Note 17 of the financial
slatements sels out the calcuilation of the Group and
proportionally consalidated LTV,

In June 2021 we completed the refinance of 100 Liverpool Streel
with the Brgadgale joint veniure raising a new £420m 5 year
‘Green Loan secured by the property at an imitiat LTY of £.50%.
As part of the refinance, this BREEAM Qulistanding and net

zero carbon development was released from the Broadgate
securitisation alongside the redemptlion of £107m of bands.

The new financing was voted Financing Deat of the Year:

UK by Real Estale Capital Eurape 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 E5G-linked Revolving Credit
Facility by a further year (a 2027, with the agreement of all eight
banks in that facility.

in March, we signed a new £100m £5G-linked bilateral Ravolving
Credit Facility with an initial five year term, which may be extended
up ta seven years at British £and's request, subject 1o the bank's
cansent, In keeping with aur sustainability strategy, the facility
includes two £55-related KPIs focused on the BREEAM ratings of
our developmenls and assets under managemant [aligned with the
KPs in the £450m RCF. This brings our total Green/ESG-linked
finznee to E1bn.

As a result of this {inancing activity, at 31 March 2022, we had
£1.3bn of yndrawn fatibities and cash. Based on our current
commitmeni(s and available facilities and following the completien
of the Paddington sale, the Group has no requiremant o refinance
until late 2025.

Qur debt and interest raie management approach has enatiled
us lo mamtain a tow weighted average interes! rate of 2.9%.

Fitch Ratings, as part of 1heir annual review in August 2621
affirmed all our credit ratings, with a Stable Qutlook; senior
unsecured credit rating ‘A, long tery I0R 'A-" and short term
IQR F1°,

Gur strang balance sheet ensbles us to deliver on our strateqgy.

-

Bhavesh Mistry
Chief Financial Dfficer



FINANCIAL POLICIES AND PRINCIPLES

Financial
strength

and balanced
approach

With our sound financial footing,
we are well positioned to respond
to market challenges and pursue

growth opportunities.

Leverage

We manage our use of debt and equity
finance to balance the benefits of leverage
againsl the risks, including magnification
of property returns. A loan to value ['LTV]
ratio measures our leverage, primarily on a
proportionally consolidated basis including
our share of joint ventures [and excluding
any non-controlling interests). At 31 March
2022, our proportionally consolidated LTV
was 32.9% and the Group measure was
26.2%. Folinwing the sale of a 75% interest
in the majority of our assets at Paddington
Central, proportionally consolidated LTV

is 28.4% on a pro forma basis. Qur LTV is
maonitored in the context of wider decisions
made by the business. We manage our LTV
through the property cycle such that our
financial position remains robust in the
event of a significant fall in property values.
This means we do not adjust our approach
to leverage based only on changes in
property market yields. Consequently,

our LTV may be higher at the low point

in the cycle and will trend downwards

as market yields tighten.

Debt finance

The scale of qur business, combined with
the quality of our assets and rental incomne,
means that we are able lo approach a
diverse range of debt providers lo arrange
finance an atiractive terms. Good access
to the capital and debt markets atlows us
to take advantage of apportunities when
they arise. The Group's appreach {o debt
financing for British Land is to raise funds
predaminantly on an unsecured basis with
our standard #inancial covenants {set out an
page 83|. This provides flexibility and low
operationat cost. Qur joint ventures which
choose to have external debt are each
financed in ‘ring fenced’ struckures without
recourse to British Land for repayment
and are secured on their retevant 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 underiake
sensitivity analysis to assess the impact

of proposed transactions, movements in
interest rates and changes in property
values on key balance sheat, liquidity and
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profitability ratios. We also consider Lhe
risks of a reduction in the availability of
finance, including a temporary disruption
of the financing markets. Based on our
current commitments and availabte
facilities, the Group has no requirement
te refinance until late 2025, British Land's
undrawn facilities and cash amounted to
£1.3bm 2131 Mareh 2022,

Managing interest rate exposure
We manage our interest rate profile
separately from our debl, considering

the sensitivity of underlying earnings te
movements in market rates of interest
aver a five-year pericd. The Board seis
appropriate ranges of hedging on debt over
that peried and the longer term. Our debt
finance is raised at both fixed and variable
rates. Derivatives (primarily interest rate
swaps and caps! are used to achiave

the desired hedging profile across
proportienally consolidated net debt.

.As at 31 March 2022, the interest rate on

our debt was fully hedged on a spot basis.
Following completion of the Paddington
Central transaclion, on average over next
live years we have interest rate hedging on
79% of our projected debt, with a decreasing
prafile over that period. Accordingly we have
a higher degree of protection on interest
costs in the short term and achieve market
rate finance in the medium to longer term.
The hedging required and vse of derivatives
is managed by a Derivatives Commiltee. The
interest rate management of joint ventures
is considered separately by each entity's
board. taking inte account appropriate
factors for its business.

During the year we campleted the transition
fram LIBOR te SONIA as the reference

rate for Sterling under atl our debt and
derivatives agreements. ’

Counterparties

We monitor the credit standing of our
counterpariies to minimise risk exposure

in placing cash deposits and arranging
derivatives. Regular reviews are made of the
external credit ratings of the counterparties.

Foreign currency

Our policy is to have no material unhedged
net assets or liabilities denominated in
foreign currencies. When attractive terms
are available, the Group may choose to
borrow in currencies other than Sterling,
and will fully hedge the foreign

currency expasure.
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FINANCIAL POLICIES AND PRINCIPLES continued

QOur five guiding principles

The Brilish L.and Company PLE 00621920

1. Diversify aur sources of finance adopting a transpareat approach (o pravide SS 6bn
We monitor finance markets and seek (o access suificient disclosures io enable them io evaluate '
difterent scurces of finance when the relevant their exposure within the overall context of the total drawn debt
market conditions are (avoyrable, to meet ihe Group. These factors increase our atiractivepess  [propertiopally
needs of our business and, where appropriate, ta debt providers, and in the last five years we consalidated|
those of our joint ventures and funds. The scale have arranged £3.3bn {British Land share £2.9bn)  in over
and quality of gur business enables us toaccess  of new finance in unsecured and secured lpans, 20
a broad range of unsecured and secured, Sterling bonds and US Private Placements,
recourse and non-recourse geot. We devetop including £1.8bn of Green/ESG-linked finance. debt instruments
and maintain lgng term relationships with banks ~ We also have existing long-dated debentures :
and debt investars, We aim to avoid reliance an and securitisation bards. A European Medium
particular sources of funds and borrow from a Term Note programme is maintained 1o enable
large number of lenders from dilferent sectors in - us to access the Sterling/Euro unsecured bond
the market across a range of geographical areas,  markats and our Sustainable Finance Framewark
with around 30 debt providers in bank facilities enables us to issue Sustainable, ‘Green’, and/or
and private placernents alone. We work to ensure  Social finance. when it is appropriate for
that debt providers understand our business, our bysiness.
-2, Phase maturity of debt portfolio « - result of our financing and capital activity, wa are 6.9 years ’
The maturity profile of our debit is managed with ahead of aur preferred refinancing date harizen b
a spread of repayment dates, currently between of not Le55 than two years. In accordance with gur  @verage drawn
one and 16 years, reducing our refinancing risk usual practice, we expeci ta refinance facilities debt maturity
i regard to tmning and market conditions. As 2 ahead of their maturities. {proportionally
consolidated]
3. Maintain liquidity hetween borrowing and depasit rates, £1 3bn
in addition 1o our drawn debt, we aim atways while reducing credii exposure. We arrange .
to have a good tevel of undrawn, commiited, these revolving credit facitities in excess of pur ~ undrawn facilities
unsecured revolving bank facilities. These committed and expecied requirements to ensure  and cash
facilities provide financial liguidity. reduce the we have adequate financing availability 1o suppert
need to hold resources in cash and deposits, business requirements and new gpportunities.
and mininise costs arising from the difference
4. Maintain flexibility These are arranged with standard terms and 31 9bn
Qur facilities are structured (o provide valuable {inancial cavenants and generally have maturities )
flexibility for invesrment activily execution, of five years. Alongside this, our secured rerm total facilities
whether sales. purchases, developments or assat  debt in debentures has goad asset security
management initiatives. Qur unsecured revolving  substitution rights, where we have the ability
credit facitives provide full operational {texibility 10 move assels in and out of the security poot,
of drawing and repayment land cancellation ifwe  as required for the business.
require] at short notice without additional cost.
3. Mairtain strong metrics manage our interast rate profile separately from 32 9%
We use bath debt and equily financing. We manage  our debt. setting appropriate ranges of hedged '
LTV through the properly cycle such that our de'ot over a five-year period and the tonger term. LTV {proportionalty
financtal posion would remain robust in the We maintained gur strang senior unsecured consolidated)
avent af 3 significant fall in property values and credit rating A’ long term (0R credit rating ‘A, A
we do ot adjust our approach io teverage based and shori term 1DR credit rating 'FV, affirmed
onty on changes in property market yields. We by Fitch during the year with Stable outlook. seniar unsecured
credit rating
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Group borrowings

Unsecured financing far the Greup includes
bilateral and syndicated revolving bank
facitities [with initial maturities usually of
five years, often extendablel; US Private
Placements with maturities up to 2034;

and the Sterling unsecured bond

maturing in 2029.

Secured debt for the Group comprises
British Land debentures with maturities up
to 2035 and Hercules Unit Trusi bank loans.

Unsecured borrowings

and covenants

There are two financial covenanis which
apply across all of the Group's unsecured
debt. These covenants, which have been
consisiently agreed with all unsecurad
lenders since 2003, are:

- Net Borrowings net o exceed 175%
aof Adjusted Capilal and Reserves

- " Net Unsecured Borrowings not to
exceed 70% of Unencumbered Assets

There are no income or interest cover
covenants on any of the unsecured debi of
the Group. The Unencumbered Assets of the
Group, not subject te any securily, stood at
£5.1bn as at 31 March 2022.

Unsecured financial covenants

Although secured assets are excluded from
Unencumbered Assets far the covenant
calculations, unsecured lenders benefit
from the surplus value of these assels
above the related debt and the free cash
ftew from them. Ouring the year ended
3i March 2022, these assels generated
£35m of surplus cash after payment of
interesi. In addition, while invesiments
in joint ventures do nat form part of
Unencumbered Assets, our share of free
cash flows generated by these ventures
is regularly passed up to the Group.

Secured borrowings

Secured debt with recourse te British

Land is provided by debentures with

long maturities znd limited amortisation.
These are secured against a combined
pool of assets with common covenants; the
value of the assets is required to cover the
amount of the debentyres by a3 minimum of
1.5 times and net rental income must cover
the interest at léast once. We use our rights
under the debentures to actively manage
the assels in the security 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 an
its properly portfolios, without recourse
to British Land. These loans include LTV
covenanis (65% and 60%l), and income-
based covenants.

We continue 1o focus on unsecured finance
at a Group level.

.
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Borrowings in our joint ventures
Externat debt for cur joint ventures

has been arranged through long-dated
securitisations or secured bank debt,
according te the requirements of the
business of each entity.

The secuntisations of Broadgate [£1.102m)
and Meadowhall [E519m} have weighted
average malurities of 8.9 years and 6.9
years respectively. The key financial
covenant applicable is to meet interest
and scheduled amorlisation {eguivalent to
one times cover); there are no LTV default
covenants. These securitisations have
guarterly amortisation with the balance
outstanding reducing to approximately 20%
ta 30% of the original amount raised by
expected final maturity, thus mitigating
refinancing risk.

In the Broadgate joint venture, a new
secured £420m Green loan was arranged
du;igg the year which inciudes LTV and
ICR covenants. '

Our Wesl End offices joint venture with
Allianz has a secured bank loan which

_also i_nc_luqes LTV and ICR covenanis.

There is no cbligation for British Land to
remedy any breach of these covenants in
the debt arrangement of jaint ventures.

2022 2021 2020 2019 2018
As 31 March * % % % %
Net barrowings to adjusted capitat and reserves 36 33 40 29 29
Net unsecured barrowings to unencumberaed 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.

QOur key activities in the year

~ Continuved{o our Tesp to
Covid-19 with business resilience and risk
management al the core of our approach.

Proactively managed our rent callection
and occupier risk.

Realigned the principal risk calegeries to
our strategy and evolving markets,

Introduced format internal testing of key
conirols operating effectiveness, as part of
a wider roadmap of readiness activities for
the UK Government’s propased corparate
gavernance refarms.

1

Enhanced our 1T infrastructure and cyber
security environment and key controls.

+

Compieted scenario analysis of both

physical and transitional climate-related
risks aligned to TCFD requirements. Also,

we have undertaken detailed net zero carban
audits across 29 of our major affice and retail
assets and have undertaken EPC madelling
3cross our managed assets,

Qur priacities far 2022/23

- Continue to regularly support the business
threugh managing the risks arising from both
the macreeconamic environment and the war
in Ukraine.

[

£ffective rish managemeni of our key
operationat risks including development,
health & safely, our partnerships with third
parties and our occupier risks.

Work with the business to miligate the risks
in delivering our 2030 Sustainability Strategy.

Cantinue ta deliver an our roadmap af
readiness activities for the UK Government's
propased corperate raforms, including
continuing to enhance our internat

control framework.

Continue to ephance our 1T infrastructure
and T general control environment.

Risk management

We maintain 2 comprehensjve risk
management process which serves to
identify, assess and réspond to the range of
financial and non-financial risks facing our
business, including those risks that could
threaten solvency and liquidily, as wetl as
to identify emerging risks. Qur appreach
is not intended to eliminate risk entirely,
but instead ko manage our risk exposures
2cross the business, whilst at the same
time making the most of our opportunities.

Bur integrated risk management approach
cambines 3 top-down straiegic view with

3 complementary hottom -ug egeratianal
process as outlined tn the diagram and
detailed betow.

Governance

The Beard has overall responsibility

for risk and for mainiaining a rebust risk
management and internal control system.
The Board is responsible lor determining -
the level and type of risk thal the Group

is willing lo take in achieving its strategic
objectives, The amount of risk is assessed
in the contexl of our sirategic priorities
and the external environment in which

wae opefate ~ this is our risk appeiite

tas detailed overleal). The Audit Committee
and CSR Commiitee support the Board by
providing a key oversight and assurance
rote. The Audit Committee is responsible
far reviewing the effectiveness of the

fisk management and internal corrot
processes during the year,

The Executive Directors and Risk
Cammittee [camprising the Execytive
Commitiee and semor management 3cross
the business, chaired by the Chief Financial
Officer] have averall accountability {or the
managerment of risks acress the business.
Principal risks are evaluated and monitared
by the Risk and Audit Committaes, with
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approprigte miligation measures
implementied as required.

The effective day-to-day management of
risk 13 embedded within aur operational
business units and forms an wtegral part
of atl activities. This bottom-up approach
allows potential risks to be identified at an
early slage and escalaled 3s appropriate,
with mitigations put in place 1o manage
such risks, Each business unil has a
destgnaied risk representative and
maintains a comprehensive risk register,
Changes 1o the risk register are reviewed
guarterly by the Risk Commitiee, and we
formally report on the significant and
emarging risks to the Audil Committes
every six months.

tnternat audit acts as an independant and
objective assurance function by evaluating
the effectivenass of our risk management
and inlernal conirel processes, through
independent review. cos

Through this approach. the Graup operates

a ‘three lines of defence’ model of risk
management, with operational management
forming the first line, the Risk Commiliee
and internal nsk management tgarn forming .
the secend tine, and tinally Internal Audit as
the third Line of defence,

In summary, aur approach ta cisk
management s centred on being risk-aware,
clearly defining our risk appetite, respanding
ta changes ta our risk peafite quickly and
having & strong risk management culture
amang employees with clear roles and
sccountability. Our arganisational structure
ehsures close invelvernent of senior
management in all significant decisions

as wedl 35 in-house management of our
development, asset and property
management activities.

To read more about the Baard and Audit Committee's
risk aversight, see pages 109, 125 and 126

Our integrated risk management approach

Top-down
Stestagic risk management

Review externsl eavironment
Robust assessment el principal risks
Set rish sppetite and parameters
Detarming strategit action points

Identify principal risks

Direct detivery of strategic actions
in line with risk appatite

Monitor key risk indicators
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Board/Audit Committes/CSR Cammitlee

Risk Committee/Executive Commitiee

Business units

Bottem-up
Qperational rick managemant

Assess eifectiveness of Tish management
process and internal control systemns

Repart on principal risks and uncertainties

Consid f afi risks
2nd adequacy of mitigating actions

Cansider aggregatisn of risk
|xposuras acress the business

Report current and amerging risks

Identify, and mitigate operat 1
risks recorded in risk register
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Qur risk appetite

Our risk appetite lies at the heart of aur
approach Lo risk management and is
integral to both business planning and
decision making. The Group’s risk appetite
1s reviewed annually as part of the strategy
review precess and approved by the Board,
in order t¢ guide the actions rmanagement
takes in executing our strategy. Qur risk
appelite is cascaded throughout the
business by heing embedded within our
policies, procedures and internal controls.

We have identified a risk dashboard of Key
Risk Indicators {KRIs) for each principal
risk, with specific tolarances to track
whether our risk exposure is within gur risk
appetite or could threaten the achievement
of pur strategic priorities. The risk
dashboard is reviewed quarierly by the

Risk Commitiee and serves as a catalyst
for discussion aboul how aur principal
risks are changing and whether any further

Significant factors which contribute to
our balanced appetite for risk across
our business include:

- approach to capital allocation
focusing on prime assels or assets
with repositioning potential, and
therefore limited obsolescence risk

- disciplined approach to development
including a balanced approach to our
speculative exposure

- rnaintaining an efficient capital
structure and robust liquidity position

- adiverse occupier base

- experienced Board and senicr
management leam. .

Our risk focus

The volatile 2nd uncertain environment
crealed by the Covid-19 pandemic. ceupled
with a backdrop of increasing geopalitical

-~ —mitigating aclignsneed to be taken=The

risk indicators are a mixture of leading and
lagging indicators, with forecasts provided
where available, and focus on the most
significant judgements aftecting our

risk exposure, including: our investment
and development strategy; the level of
occupational and development exposure:
our sustainability risks; our financial
resilience; and our key operational
business risks las illustrated in the
principal risks table on pages 88-95).

Whilst our appetite for risk will vary over
time and during the course of the property
cycle, in general we maintain a batanced
overall appetite for risk, appropriate fer our
strategic objective of delivering long term
sustiainable value. The Board has reviewed
our risk appetite in light of the continued
macreecenomic uncertainty and confirmed

that our current risk appetite is appropriate.

in summary, our appetite for financial and
compliance related risks remains low,
whilst our appetite for property and
operational related risks is moderate,
reflecting our skrategy with an increased
focus on development, active capital and
property management and associated
repositioning opportunities.

and macroeconomic’uncertainty, has
continued to present an unceriain general
risk environment for our business to
navigate throughout the year. Covid-19 was
viewed as an overarching risk rather than
a3 single principal risk and fundamentally
alfected all aspecis of our business. Whilst

our perfermance continued to be impacted,

our rent coltection has recovered to close
to pre-pandemic levels as the UK economy
recovered across the year.

Looking forward, the removal of ali
Covid-19 restrictions in England from April
2022 toltowing the successful vaccination
programme reduces the risks relating te
Covid-19. particularly in relation to our
macroeconomic, property markets, major
business event, custormer and people risks.
Howaever, itis likely that Covid-19 will still
be prevalent in society and the risk of
further Covid-19 variants, and whether
current vaccines wili deal with them
effectively or not, remains. Also, the {ong
term impact of Covid-19 en the future
demand for and use of space, the evaluiion
of customer behaviour lincluding an
acceleration of trends in flexible working
and ontine shopping) and travel patterns
coutd have further implications for the real
estate market and the Group’s perifolio.
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There are also widar concerns that we are
potentially entering an extended period of
glebal volatility with several increasing
macroeconomic headwinds including
energy price volalility, supply chain
disruption and material and labour
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 econormic
growth. Whilst these headwinds continue
o Avalve, we have set out in our principat
risks table the key potential impacls un our
business and haw we plan to mitigate these.

Risk management, and the Group's
continued abulity te be flexible to adjust

and respond to these external risks as

they evolve, wilt be fundamental to ihe future
performance of our business. The challenges
of the last lwo years have demonsirated the
resitience of our business model, and our
robust risk management to protect gur |
business through this period of uncertainty
and adapt to a rapidly-changing environment.

-Durir;g the yeér._lhe Risk Commiltee
has also fecused on key operational risk
areas across the business including:

- aprogrameme to enhance and
strengthen our key financial and
operational controls

- asite-specific risk assessment and
compliance review 3cross our assets

- information security general contrels
ncorporating vulnerability scanning
and cyber security testing

- occupier covenant risk and working
proactivaly with customers to
maximise collection rates

- covenant strength of key development
conlracters and subcontractors, and
managing our expasure te them

- health, safety and envirenmental risk
management and compliance with
aur key perfarmance indicators. Qur
health and safety management system
was re-certified under 150 45001

- climate risks incorporating our
TCFO transition risk assessmenk
and EPC ratings of our assets

- supply chain and new supplier
onbearding process

- internal audit reviews and the
imptementation of any control findings
or process improvement opportunities.
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MANAGING RISK IN DELIVERING QUR STRATEGY continued

Our prineipal risks and assessment
Our risk management framework is
structured around the principal risks facing
British Land. We use a risk scoring malrix
lo ensure risks are evaluated consisiently;
we assess the likelihoad, the financial
impact [to both income and capital values)
and the reputational impact. From this

we identify both the external and internal
strategic and operationat printipal risks
which currently have a higher likelihood and
patential impact on our businass. Whilst the
Board recognises that i has fairly limited
cantrol over the external principal risks,

it reviews their patential impact an our
business, and these are 1aken into account
in our decision making. For our internal
principal risks the Board makes sure that
appropriate controls and processes are in
ptace to manage these risks.

The Board confirms that 3 robust
assessment of the principal and emerging
risks facing the Group, including-those that
would threaten 1ts business model, future
performance, solvency or Uquidity, as wel{
as the Group's strategic priorities, was
carried out.during the year faking into =~ .
account the Covid-19 risk and the evolving
economic and geopelitical environment.

In the year, lollowing a tharaugh review
exercise invalving the Risk and Audit
Committees, we have refreshed our
principat risks to take intg account how our
strategy and markets are avolving, tagether
with tombining several interrelatad risks.
The key changes and assessments are
sumrmarised below, and in the arincipal
risks table on pages 88-%6, including the
key impacts on our business, our mitigating
actions and our key risk indicatars

New risk

Qperationat and Compliance risks

Tne combination of several key operational
risks to our business involving information
systems and cyber security, health and
safaly, third party relationships and
financial crime compliance have been
elevated into 2 new principal risk category,
rellecting their significance to our business
and the increased focus on these areas

by both the Risk and Audit Commitiess.

Changing risks

Property Market risks

The key gccupier and investment market
Tisks to our sectors, together with the
structural changes facing our markets,
have been aggregated into a broader
exiernat Property Market risk. This will be
assessed individually for our key sectors
of Campuses, Retail and Urban Logistics,

Partfolio Strategy ricks

- Qur portiolio strategy risk has evolved
- o reflect the risks in execuling our active

management and development approach
and our capital altocation plans in
delivering performance.

Paaple and Culture risks

Whilst our ability (o recruit and retain
people with the right skills to deliver our
strateqy was already recognised as a
principal risk 1o our business, we have
widened this to incorpeorate the cultural
fisks to cur business.

Customer risks

Qur income sustainability was previously
considered a principal risk, but is new
recagnised as being a consequence of

our overall cusiomer risks incorporating
our occupancy and income risks. This
incorparales the risks of custamer default
of an inability to retain our customers and
meet their avolving needs, together with
aur cancentcation and expasura risks ta
individual occupiers or sectors.
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Finaneing risks

The interrelated financing risks of
availability and cost of finance, our capital
structure and our financing strategy have
been combined into a broader single
financing risk.

Risk assessment

Our current assessmant is that the

general external environment in which the
Group operates remains uncertain, albeil
several principal risks to our business have
reduced from their elevated position last
year reflecting the tessened impact of
Covid-19 and the reapening of the UK
economy. These include:

- Pobiicatl, legat and regulatory risks.

- Property market risk for our Camguses.
- Major evenis/business disruption risks,
~ Cuslomer risks.

At the same time, our environmental
sustainability and peaple and collure
risks have increased slightly:

- environmental sustainability risk
continues to increase in prominence
and INportance (o our business, our
customers and other key stzkeholders.

- people and culivre risk has increased
in the year, refiecting the challenging
operating environment caused by
Covid- 19 {ogether with general rising
wage expeciations and a recent increase
in employee rmobility.

See risk heat map on the right.
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PRINCIPAL RISKS The British Land Company PLC 00521920

External Principal Risks

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 tan impact both the
delivery of our strategy and our

financial perfarmance.

How we monitar and mitigate the risks

- The Board, Executive Comrnittee and
Risk Commitiee reqularly assess the
Company's sirategy in the context of
the wider macroeconomic environment
in which we operate to assess whether
changes ta the aconomic outlook justify a
reassessmant of our strategic priorities,
our capital allocation plan and the risk

. appetite of the business. B

- =" Qur strategy team prepare a-quarterly

dashbaard for the Beard, Executive
and Risk Committees which tracks key
macroeconormc indicators both fram
internat and independent external
sources (see KRIs), as well as central
bank guidance and government policy.

and Regulutor

- Requtar stress testing our business plan
3gainst 3 downiurn in economic outlock
lo ensure our financial position is
sufficiently flexible and resilient.

- Ourbusiness model focuses on a high
quality portfalio aligned 1o key trends in
our markels and active capital recycling
to maintain a strong financial position,
which helps to pretect us against

adverse changes in econpmic conditions.

KRis:

- Facecast GOP growth, inflation/
deftation and interesi rate forecasts.

- Consumer cenfidence and
unemployment rates.

- Strass testing for downside scenarios

-~ ta 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 madium to high probability.

The UK econamy strengthened significantly
in the period tollowing the reopening af

the economy with consumer confidence
improving over the summaer, however, rising
fuel and food prices have alfected confidence
mare recently and there are concernis that
RCONAMIC Mamentum slows.

The current econemic backdrop

remains uncertain refleciing the on-going
Covid-19 risk and several mac¢roeconomic
headwinds, including inflstionary pressures,
which have been compounded by the war

in Ukraine, with potential subseguent
impacts on inferest raies, remtal inceme,
construction costs and property valuations.

Oppartunity

The strength of our balance sheet, quality

of our 3ssets and experienced Beard and
management team put us in 4 strong
position to help us ta navigate through these
near term challenges and take advantage

of ppportunities as they rise. including
cantinuing to invest in growth sectars

and our developmeni pipeline.

Significant political events ang
regulatary changes, including the impact
af Gaverament policy response to the
pandemic, bring risks principally in

four areas:

~ Reluctance of investors and businesses
to make investment and occupational
detisions whilst the outcome
remains uncerfain,

- Theimpact on the case for investrnent
in the UK, and on specilic policies and
regulation intraduced, particularly thgse
which directly impact real estate or
our customers,

- The potantial for a change of {eadership
or political direction.

- The impact an the businesses of our
occupiers as wetl 25 our own business.

How we mopitor and mitigale the risks

- Whilst we cannot influence the autcome
of sigruficant political events, the risks
are taken ino account when setting
our business strategy and when
making strategic invastment and
financing decisions.

- Intecnally we review and rnonilor
proposals and emerging policy and

legisiation to ensure that we 1ake the
necessary steps to ensure comapliance,
il applicable. Additionally, we engage
public alfairs consullants to ensure that
we are properly briefed on the potential
policy and regulatory implications of
political evems.

~ Where appropriate, we act with other
indusiry pariicipants and represenialive
bodies to contribute to policy and
requlatory debale. We manitar
and respong 1o social ang poetitical
reputational challenges relevant
to the industry 2nd apply aur gwn
evidence-based research to engage
tn thought leadership discussions.

KRis:

- Monitor changes within the
geopolitical envirenment, UK policies,
laws or regulations.

Change in risk assessment in year

The political, legal and regulatory risk
cutlook has reduced over the year with
Cavid-19 related palitical uncertainty
eased, but stilt remains etevated with both
a medium to high impact and probability.
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Following the successiul vaccinaltion
programme, political uncertainty due to the
national and global response to Covid-19 has
tessenad, thaugh risks in response ta the
economic impact of the Covid- 19 pandemic
remain, including potential tax rises

for businesses.

The rent moraterium recently came ta an
end. with the UK Gavernmeni intraducing
a binding arbitration scheme for certain

arrears built up during lockdown periods.

The giobal geopelitical environment
remains ungertain, heightaned by the recent
war m Ukraing, with potential impacis on
securily, cyber risks, sanctions compliance,
supply chains and reputatianal risks,

Oppartunity

We continue to closely moniter the political
outlook and any patential changes in
regulations te ensure changes which may
inpact the Croup, or our custemers, are
idenufied and addressed appropriately. We
work closely with Government, directly and
through our membership of key preperty
industry bodies, to input into regulation as
draft proposals are announced. Through
this proactive appreach, we view the right
kind of regulation and legislation as an
oppartunity for our business to outperiorm
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Underlying income, rental growth and
capital performance could be adversety
affected by a reduction in investor demand
or weakening eccupier demand in our
property markets.

Structural changes in cansumer and
business praclices such as the growth
of online retailing and flexible working
practices [inctuding more working from
home) could have an adverse impaci on
demand for our assets.

How we meonitor and mitigate the risks

~ The Board. Executive Commiltee
and Risk Committee regularly assess
whether any current or future changes
in the property market outlook present
risks and opportunities which should be
reflected in the execution of our strategy
and our capital allocation plan.

.- Our strategy team prepare a guarlerly
dashhoard for the Board, Executive and
Risk Committees which tracks key
investment and occupier demand
indicaters both from internal and
independent external saurces [see KRis|
which are considered alongside the
Committee members’ knowladge and
experience of market activity and trends.

- We focus on prime assets or those with
repositioning potential and sectors which
we believe will be more resilient over the
medium term to a reduction in occupier
and investor demand.

- We maintain sirong relationships
with our occugpiers, agents and direct
investors active in the rmarket and
aclively monitor trends in our sectors.

- We slress test our business plan for
the effect of @ change in rental growth
prospects and property yields.

KRIs:

- Qccupier and investor demand
indicalors in our sectors.

- Margin between properly yields
and borrowing coslts.

- Online sales trends.

- Footfall and retail sales to provide
instghl into censumer trends.

~ Carnpus occupancy to previde insight
into accupier trends and peaple
visiting our Campuses.

Change in risk assessment in year

Campuses

Our Campus property market risk

outlook has reduced in the year and is
considered a medium impact risk with a
medium probability.

As the economy strengithened over the last
year, both investment and occupler markets
have improved for London offices, with
investment activity particularly driving yield
compression, Take ug has been mixed and
polarised towards best in class space.
Availability across the market remains
abaove the long term average but has
maderated; and is skewed towards
secondhand, poorer guality space.

Structural risks remain from increased
working from home, accelerated by the
impact of Covid-19, enabling sorme
businesses to reassess their real
estale oplions.

Opportunity

Qur Campus model is centred on providing
well connectad, high quality and susiainable
buildings with attractive amenily which
aligns to our customers needs and
expaciations and is an impartant
differentiator of our space. We have been
encouraged by the strength of our leasing
activity acrass our Campuses this year.

Key: Change in risk assessment from last year

Increase Na change

Decrease

mNew risk

Retail

Qur Retail property market risk outtook 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 reflecting
the structural shifi to online which has
accelerated through Covid-19. Retailers’
profitabiiity is continuing to be put under
pressure due fo increased costs, such as
rising inpui costs, wages, business rates
and the erosion of margins from online
competition. Shogping Centras have been
impacted mere severely by this, whereas
retail parks, which are more affordable

and resilient to anline, have fared better.

As in the occupational market, investment
activity has been skewed towards relail
parks reftecting lower occupancy costs

for retailers and the important role retail
parks can play in online {ulfilment; and as a
result, yields have moved in. The investment
market for shopping centres has continued
to be weak, althouvgh there are signs of
renewed investar interest.

Qpportunity

Our Retail portfolio focuses on retail parks
aligned to the growth of canvenience and
supports retailers omnichannel strategy.
Despite the challenges i retail, this has
been a strong year for our leasing activity
and retailers continue to recognise we offer
some of the best quality space in the UK.
We are fecused on rmaintaining high
occupancy, accepting appropriate rents
which are more sustainable in the long
term.

E Urban Logistics

The urban logistics property market risk
outlook has been added as one of cur key
sectors and is considered a medium
impact risk with a low prebability.

Both the occupational and investment
market outlock remain favourable
underpinned by structural changes in
e-commerce, Supply of the right kind of
space remaing highly constrained and
demand is strong, driving rental growth.

Opportunity

Our Urban Logistics portfolio is focused
on a developmeni-led pipeline through the
intensification and repurposing of existing
buildings in London.
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Major glebal, regienal or national events
could cause significant damage and
disruption to the Group’s business,
partfolio, customers, people and

supply chain,

Such incidents could be caused by a wide
range of external events such as civit
uArest, an act of terrorism, pandemic
disease, a cyber-attack, an extreme
weather occurregnce, environmental
disaster or a power shorfage.

This could reswll in sustained asset vatue
or income impairment, Liquidity or business
continuity challenges, share price volalitity
or toss of key customers or suppliers.

How we monitor and mitigate the risks

~ The Group has comprehensive crisis
response plans and incidert management
procedures beth at head office and
asset-level that are regularly
reviewed and tested.

- Agsel emergency procedures are
regularly reviewed and scenario tested.
Physical securily measures are in place
at properties and developmant sites,

The Group monitors the Home Office
terrorism threat Llevel, and we have
access o securily threat information
services {o help inform our

SECUrity measures,

Wae have robust IT securily systems
that support data security, disaster

recovery and business continuity plans.

We have camprehensive property
damage and business interruption
insurance across the portiolio.

KRIs:

~ Security Service National Threat level.

- Secusity risk assessmenls of
our assets.

Key: Change in risk assassment from Last year

lncrease Na change
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Decrease

E New risk

Change in risk assessment in year

Qur major events/business disruption

risk outlook has reduced over the year as
Covid-19 related disruption to our business
has eased following the full opening of our
assets and the return to the office of our
peaple, but this remains a madium te high
irmpact risk with a medium probability.

This risk was increased last year as the
Group’s operations were severgly impacied
by the Covid-19 pandemic. Qur core crisis
management {eam, overseen by the
Executive Cormmittee, co-ordinated the
Group’s operational response ig the
pandemic, ang the resilience of pur
business rodel. has enabled us to weather
the impact since its onset. We remain
mindful af the risks posed by any further |
Covid-19 vartants, and whether current
vaccines will deal with thern effectively,

‘We are also aware of the increase in globat
uncerltainity, heightened by the war in the
Ukraing. Spacifically, terrorism remains

a threat, as is the risk of cyber security
breaches. Qur crisis management team
carry oul event simulations to test aur
processes and procedures in response

to major incidents. We also undertake
reqular cyber security training and testing.

Opportunity

The challenges of the tast two years have
demonstrated ihe resilience of our business
medel and our robusl crisis managemeni
and business cantinuity plans. We remain
vigitant to the continued risk from the
pandemic and other external threats.
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(5) Portfolio Strutegy Risks

The British Land Company PLC 00621920

The Group's income and capital
performance could underperfarm in
absolute or relative terms as a result of
an inappropriate portfolio strategy and
subsequent execution.

This could result from:

- incorrect sectar selection and weighiing

- poortiming of investment and
divestment decisions.

- inappropriate exposure to developments.

- wrong mix of assets, occupiers and
region concentratian.

- overpaying for assets through inadequate
due diligence or price campelition,

- inappropriate co-investment
arrangements,

How we monitar and mitigate the risks

- The Board carries out an annual
review of the overall carporate stralegy
including the current and prospeclive
portfatio strategy so as to meet the
Group's overail objectives.

- Qur porifolio strategy is determined to be
consisient with gur target risk appetite
and is based on the evaluation of the
external envirenment.

Progress against the strategy and
centinuing alignment with our risk
appetite is discussed regularly by bath
the Executive and Risk Committees with
reference to the property markets and
the external economic environment.
Individual investment decisions are
subject to robust risk gvaluation
gverseen by our Investment Committee
inctuding consideration of returns
relative to risk adjusted hurdle rates.
Review of prospeclive perfarmance of
individual assets and their business plans.
We foster collaborative relationships
with our co-investors and enter into
ownership agresmenis which balance
the interests of the parties.

KRis:

- Execution of targeted acquisitions
and disposals in line with capital
atlocation plan loverseen by the
Investment Commitlee].

- Annual IRR process which forecasts
prospective returns of each asset.

- Portfolia tiquidity including
percentage of our perifolio
in Joint ventures and funds.

Change in risk assessment in year

Qur portfelic strategy risk has remained
the same and is considered 2 medium
impact risk with a medium probability.
During the year, exiernal impacts
discussed in the macroeconomic and
praperty market cutlook risks have
influenced our portfolio strategy and
performance. Whilst investment markets
are increasingly competitive in certain
subseclors, we continue Lo actively
crystalise vatue from mature and off
strategy assets into value accretive
acquisitions and developrnent opportunities.

Opportunity

Qur portfolio strategy to actively focus

our capital on our cornpetitive strenglhs in
development, aclive asset management and
repositioning of assets is a key opportunity.
We remain active in the investment markel
and continue to take advantage of value
oppertunities and good market pricing of
our assels, where available. This year has
marked the return to growth for both ocur
Campuses and Retail & Fullilment portfolios,
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(® Development Risks

Development provides an cpportunily
for outperformance but usually involves
elevated risk, This is reflacted in our
decision making process around which
schemes to develop and the timing of the
development, as well as the execution of
these projects.

Devetoprnent sirategy addresses several
development risks that could adversely
impact underlying income and cagital
performance including:

- development latting expesure.
- construction timing and costs
lincluding consteuction cost inflationl.

- major conlractor or subcontractor fanure.

~ adverse planning judgements.

How we maonitor and mitigate the risks

~ We-apply a risk-controlled development
strategy through managing our
exposure, pre-letting strategy
and fixing ¢osts.

- We manage our levels of 1013} and
speculative develogiment exposure within
targeted ranges considering associated
risks and the impact on ey financiat
metrics. This is montigred quarterly
by the Risk Committee along with
progress of develapments against plan.

- Prigr lo committing ta a development,

a detailed appraisal is vndertaken. This
includes consideration of returns relative
to risk adjusted hurdte rates and is
overseen by our Investment Committee.
~ Pre-lels are used to reduce development

1elting risk where considered appropriate.

- Lompetitive tgendering of construction
contracts and, where apprepriate,
fixed price contracts are entered into.
We measure infiztionary pressure on
construction materials and labour costs
land sensitise for a range of inflationary
scenarios) and make appropriate
sllowances in our cos! estimaies and
include within our lixed grice contracls.

~ Detaited selection and close moniioring
of conlractars and key subcontractors
including covenant reviews.

- Experienced development management
team closely monitors desiga.
construction and overall delwvery grocess.

- Early engagement and strong
relationships with planning authorities.
The Board considers the section 172
factors to ensure the impact on 1he
environment and communities is
adequately addressed.

- Through our Place Based approach,
we engage with communilies where we

__operate t incorparate stakghalder views
in our development activities, as detailed
in our Sustainability Briel.

- We engage with our develapment
suppliers to manage envitonmenizl
and social risks, including through our
Supplier Code of Conduct, Sustatnability
Brie{ and Health ang Safety Policy.

- Management of risks acrass our

rasidentiat developments in particular
fire and salely reguirements.

KRIs:

~ Tatal development expasura «12.5%
of portictio by vatue.

- Speculative development exposure
<12.5% of portfolio ERY.

- Restdential develapment exposure.

- Progress an execution of key
development projects aganst plan
lincluding evaluvating yield en costl.

- Construction costs inflation forecasis.

Key: Change in risk assessment from tasl year

Increase No change

Detrease

New risk
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Change in risk assessment in year

Our development risk has remained the
game and is considered a mediem impact
risk with a medium probability.

We zre on site with 1.7m sq ft of
developments, with new commitments
including Phase 1 of Canada Water and
Phase 2 at Aldgate Place, Qur develapmant
exposure remains well within our internal
risk parametars of 12.5%: and our total
developroent exposure is 6.2% of portfolic
gross asset value with speculative exposure
of &.4% [which Is based on ERV and includes
space under offer].

During the year, we saw significant
inflatignary increases in the cansteuctian
supply chain for certain materials

and labour, which have been further
compounded by the war in Ukraine. OQur
inflation foracast (based on tender price
inflation! has increased to around B-10%

in 2022 and around 4-5% for 2023 and 2024
based on an expectation of ongoing wage __ .
pressures for consiruction workers and
raw materials prices remaining elevated.
This is irequentty under review to ensure
our contingencies and cost plans are robust
to deal with the market Rluctuations. Having
mainlained momenium on our development
pragramme thraughaut the pandemic

we have been able to place contracts
competitively and 91% of costs are

fixed on commitied developments.

Opportunity

Progressing value acoretive development
is one of our key priorities for our business
and i a fundamental driver of value.

The sirength of our balance sheet, our
relationships with our conlraciors and the
experience of our management team means
wa are well pasitioned to progress aur
development pipeline, whilst mitigating

the risk through a combination of timing,
pre-lels, fixing costs and use of

joint ventures.

Wa will continue to actively menitar the
inflationary price increases or any potential
delays in the constructian supply chain and
wark with our contraclors to manage such
1ssues, We will also review the impation
development returns prior lo committing to
future developments to ensure we meet our
detailed pre-set criteria subject to approval
by the Investmeni Commities.
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Failure to adequately manage financing
risks may result in a shartage of funds to
sustain the operations of the business ar
repay facilities as they fall due.

Financing risks include:

- reduced availability of finance.

- increased financing costs.

- leverage magnifying property returns,
both positive and negative.

- breach of covenants on
borrowing lacilities.

How we monitor and mitigate the risks

- Woe regulariy review funding

requirements for our business plans

and commitments. We manitor the
period until financing is required, which
is a key determinant of financing activity.

Debt and capital market cenditions

are reviewed regutarly to identify’

financing opportunities that meet

our requirements.

- We maintain good long term relationships
with our key financing partners.

- We set appropriate ranges of hedging
on the interest rates on our gebt. with
3 balanced approach to have a higher
degree of protection on interest costs in
the short lerm and achieve market rate
finance in the medium 1o longer term.

- We work with industry bodies and
relevant organisations 1o participate in
debate on emerging finance regulations
atfecting our business.

- We manage aur use of debt
and equily finance to balance the
benefits of leverage against the
risks, including magnificatien of
property valuation movements.

- We aim to manage our loan to value
[LTV] through the property cycle such
that our financial position would remain
robust in the event of a significant fall
in property values. Alongside LTV, we
alsc consider net debt to EBITDA which
measures income against our debt [with
recourse Lo British Land). With these
metrics, we do not adjust our approach
o leverage based only on changes in
property market yields.

~ We manage our investment activity,
the size and timing of which can be
uneven, as welt as our devetopment
commitments to ensure that our
LTV and net debt to EBITCA levels
remain apgrogriate.

~ Financial covenant headroom is
evatuated regularly and in conjunction
with transaction approval.

- Woe spread risk through jont ventures
and funds which may be partly financed

by debt without recourse to British Land.

KRls:

- Period uniil refinancing is required
[not less than twa years).

- LTv.

- Netdebtto EBITDA.

- Financial covenant headroom.

- Percentage of debt with interest rate
hedging [average aver next five years).

Change in risk assessment in year

Our financing risks overall have remained
consistent and are considered medium
impact with a low to medium probability.
The current uncertain environment
reinforces the importance of a strong
balance sheet. We have continued to
closely manage our LTV which has
increased moderately to 32.9% as a

result of iInvestment in growth sectors

and Campus development, offset by sales
and valuation increases. However, following
the Paddington Central transaction post
year end our LTV falis to 28.4% on a
praforma basis.

We have retained significant headroom to
our Group covenants, which could withstand
a fall in asset values across the portfctio of
49%. prior to taking any mitigating actiens.-

Markel interest rates have risen from very
low levels and further rises are anticipated,
In Une with our interest rate management
policy, we have hedging on 79% of our
projected debt on average over Lhe

next five years.

Cur strong senior unsecured rating ‘A’
long term IDR credit rating 'A-" and
short term 10R credit rating 'F1" were
all affirmed by Fitch during the year,
with a stable outlook.

DOuring the year we have signed 3 new
£100m ESG-linked revolving credit facitity
with aninitial 5 year term, extended our
£450m ESG-linked revelving credit facility
to 2027, and raised a new £420m ‘Green
loan’ for the Broadgate joint venture,
secured on 100 Lwerpool Street,

We expect to continue to be able to

access funds from a range of sources in
the debl capital markets, as required by the
business, for unsecured and secured debt.

Opportunity

The scale and quality of cur business
enables us lo access & diverse range

of sgurces of linance with a spread of
repayment dates. Good access to debt
capital markets allows us to support
business requirements and take

advantage of opportunities as they arise.

At 31t March 2022, we have E£1.3bn of
undrawn, committed, unsecured revoiving:
faclities and cash; and post comgpletion of
the Paddingtan Central transaction we have
no requirement to refinance uatil late 2025,
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8) Eavironmental Sustainahility Risks

Afailure to anticipate and respond
appropriately and sufficientiy to i)
environmental risks or opportunities and
liil preventative steps taken by goverament
and society could lead to damage to our
reputation, disruption in our operations
and stranded assets.

This risk categaory includes the:

~ increased exposure of assets to
physical enviconmental hazards,
driven by climate change.

~ policy risk from the cost of complying
with new climate regulatians with
specific perforrrance and/or
technglogy requirements,

~ ovecall campliance cequirements
from existing and ermerging
environmenial fegulation.

- leasing risk as 2 result af less
sustainable/non-cormpliant buitdings.

How we monitor and mitigate the risks

~ We have a comprehensive ESG
programme which is regularly reviewed
by the Board, Executive Cammittee and
CSR Commitize.

- The Risk and Sustainahility
Carnrmittees have avecseen our
TCFD working group to implernent
the TCFD recommandations including
scenario analyses lo assess aur
exposure {0 climate-related physical
and transition risks.

- The Sustainahility Committee monitors
our performance and managemaent
controls. Underpinned by our SBYI-
climate targels, our guiding corporate
palicies [the Pathway o Net Zaco and the
Sustainability Brief] establish a series of
climate and energy largels to ensure our
alignment with a societal transition to

el zero that limits global warming
101.5°C.

Our property management department
oparates an environmental management
systern aligned with 190 14801, We
continue to hold 150 14001 and 50001
accrediations at aur cammercial affices
and run 150-atigned management
systems at our retail assets.

Clirmate change and sustainability
considerations are fully integrated
within our investment and development
decisions and are evaluated by the
fnvestment Committee and Board

in all invesiment decisions.

Through our Piace Based approach to
social impact we understand the most
imporiant issues and opporwnities in the
communities around each of our places
and facus our efforts collabeoratively to
ensure we provide places thal mest

the needs af att relevant stakeholders.
We target BREEAM Qutstanding on

offices developments, Excelient on retait |

and HMQ3* on residential. We have also
adopted NABERS UK on all our new
aoffice developments.

We undergo assurance for key data and
disclosures across our Sustainability
programmae, enhancing the integrity,
guatity and usefulpess of the
information we provide.

KRis:

- Energy intensity and carbon
emissions. Specifically, energy
performance certificates,

- Fyture cost of carbon offse(s to mest
aur 2030 net zero carbon gaal.

~ Portfolio flood risk.

Key: Change in risk assessment from lasi year
N
Increase Na change
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Uecrease

Mevi risk

Change in risk assessment in year

Our environmental sustainability risk
outiock has increased in the year and is
tonsidered a medium impact risk with

a medium probability.

Owarall, the environmental sustainability
frsk outlook continues to increass in
prominence and importance o our
business, our customers and other key
stakeholdars. Also, requlatory reguiremants
and expeciations of compliance with best
practice have increased and continua

to evolve.

During the year, we have worked closely
with Willis Towers Watson to quantify

the key physical and transition risks that
climate change poses to our business and
this is infarming qur, long term stratagy.
The most material 1ssues include: flood nsk
vulrerability; the increasing price of carbon
offsets; and the casts of complying with
minimum EPG standards. More details

_are provided in the TCFD disciosures

on pages 49-57,

We are continuing to improve the energy
efficiency of our standing porticlio and have
completed net zero audits of 29 of our major
office and retait assels, identifying energy
efficient interventions and action plans.
Alongside Lhis process, we are identilying
interventions which improve the EPC rating
of buitdings rated C and below to comply
with MEES {Minimum Energy Efficiency
Standardl iégislation, which is expected

o require buitdings to be A or B rated

lor valid exemptions registered) by 2030.

Opportunity

We have a clear responsibility but also
apportunity la manage our business in
ihe most enwironmentatly responsible and
sustainable waywe can. Thisis integral

1o our stralegy; it creates valuee for aue
business ang drives positive outcomes

for our stakeholders.

We nave rade good progress en our 2030
commitmenis which include ambitious
targets to be net zece cacben by 2030 and
23 focus on envircnmental Leadership. We
were pleased to retain our § star rating

in GRESB. the global benchmark for real
estate. achiawing 5 stars for both Standing
tnvestments and Devetopments for the
second year running.
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Inability to recruit, develop and retain

staff and Directors with the right skills

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 monitar and mitigate the risks
Qur HR strategy is designed to minimise
risk through:

- informed and skilled
recruitment processes.

- lalent performance management

. and succession planning for key rales.

- highly competitive compensation
and benefits.

- people develapment and training.

- our flexible working policy belps retain
ermnployees while promoting work-life
balance and helping to improve
progductivity.

This risk is measured through employee
engagement surveys, wellbeing surveys,

mer Risks

employee turnover, exit surveys and
retention metrics. We engage with cur
employees and suppliers to make clear
our requirements in managing key risks
inckuding health and safety, fraud and
bribery. modern slavery and other social
and environmental risks, as detailed in
our policies and codes of conduct.

KRls:
- Voluntary staff turnaver.
- Employee engagement and wellbeing.

- Diversity and inclusion.

Change in risk assessment in year

Our people and culture risk has

increased in the year and is considered

a medium impact risk with a medium to
high probability.

This risk has increased in the year reftecting
the challenging operating enviranment
caused by Cavid-19, together with general
rising wage expectations and a recent
increase in employee mobility.

Foltowing the easing of lockdown
restrictions, we have successfully
transitioned our people back Lo the office,
whilst supporting individuals with more
flexible working arrangements. We have
facused on staff wellbeing and have actively
sought feedback from staff through pulse
surveys and taken several steps as a resuit
te promote wellbeing.

We are commilled to impraving the
diversily, equalily and inclusivity of our
business and in November 2021, the TSR
Commitiee approved our DE&1 strategy
which sets out our 2030 ambitions for
the business.

Opportunity

We have 2 broad range of expertise

across our business which is critical to the
successful delivery of gur strategy. Our staff
turnaver remains relatively low. We will
assess our employee praposition to ensure
it still delivers what people most value

in a changing labour market. We have an
opportunity ta enhance our good employer
brand. but will continue to keep this under
review, and will actively monitor and
promote wellbeing.

The majority of the Group's incama is
comprised of rent received from our
customers. This could be adversely
affected by non-payment of rent; occupier
failures; inability to anticipate evolving
customer needs; inability to re-let space
on egquivalent terms; poor customer
service as well as potential structural
changes to lease obligations.

How we monitor and mitigate the risks

- We have a high quality, diversified
customer base and monitor individual
exposure to individual eccupiers
or sectors.

- We perform rigoraus occupier covenant
checks ahead of approving deals and
on an ongeing basis so that we can
be proactive in managing exposure to
weaker occupiers. An occupier watchlist
is maintained and regularly reviewed by
Risk Committee and properly teams.

- We work with our customers to find
ways (o best meet their evolving needs.

- We take a proactive asset management
approach Lo maintain a strong accupier
line-up. We are proactive in addressing

key lease breaks and expiries

to minimise periods of vacancy.
- We regularly measure customer

salisfaction across our customer

base through customer surveys.

KRis:

- Market tetting risk including
vacancies, upcoming expiries and
breaks, and speculative development.

- Occupier covenant strength and
concentration Jincluding percentage
of rent classified as 'High Risk'l.

- Occupancy and weighted average
unexpired lease term.

Change in risk assessment in year
Qur customer risk has reduced from its
elevated position last year, but is still
cansidered both a medium to high
impact and prebability risk.

Cur customer risk was heightened at last
year end as mast of our customers were
unable to operate their businesses due to
Covid-19 related restrictions, impacting
their ability to pay rent. Whilst our
performance continued 1o be impacted,
our rent collection has recovered to close

o pre-pandemic levels as the UK economy
recovered across the year.

We have continued to work closely with our
customers to maximise occupancy and rent
collection whilst monitaring their covenant
strength and taking actions appropriaiely.
This is reflected in our rent cellection
which is $7% for the year.

As gur markets have continued to palarise,
cusiomers demand more from the places
where they work and shop. We are well
positioned across both our Campuses and
Retail & Fulfilment portfolios where we
focus en providing besi-in-class space;
and this has been evidenced by cur

strong leasing activity.

Looking forward, we are mindful that higher
input prices may impact the profitability of
our customers, particularly on the retail side.

Opportunity

Successful customer relationships are
vital to our business and continued growth.
Our business madel is centred around

our customers and aims Lo provides them
with modern and sustainable space which
aligns to their evolving needs and that aof
our markets,
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@ Operational and Compliance Rixks

The Group's ability to protect its
reputation, income and capital values
could be damaged by a faiture 1o manage
several key aperatianal risks te our
business including:

~ Information Systems & Cyber Security.
- Heatih & Safety.

- Third Party relationships.

- Financial crime cgmpliance.

Compliance failures such as breaches
in regulations, third parly agreements,
loan agreements or tax tegisiation
could also damage reputation and

our financiat performance.

How we monitor and mitigate the risks

- The Executive and Risk Committees
maintain 3 strong focus on the range
of operationat and comptiance risks
to our business.

information Systems and Cyber Security
- The InfoSec Sieering Cammittee
chaired by the Head of Strategy,
Digital 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 security framework,
supported by best praciice security tools
acrass our technology infrastructure,
IT security policies, third party risk
agsessments and mandatory veer
cyter awarenass 1raining.

Health & Safety

- The Health, Safely and Environment
Committes is chaired by the Head of
Praperty Services and governs the
Health & Safety management systems,
praocesses and performance in terms of
KPis and reports to the Risk, Audit ang
CSR Comimittees.
All pur properties have general and fire
rtsk assessments undertaken annualty
and any required improvemenis are
implemented within defined time frames
depending on the category of risk

~ All our employees must altend HES
Lraining retevant to their rotes.

Third Party Relationships

- We have a robus! selection process
for aur key partners and suppliers;
and conlracts contain service level

agreements which are monitored regularly.

We maintain a portiolio of approved
suppliers to ensure restlience within
our sugply chain.

Financial Crime Compliance

- We operate a zerg lolerance approach
for Bribery, corruption and fraud and
have policies in place to manage and
monitor these risks.

- Al employaes must underiake
mandatory training in these areas.

KRis

~ f{pfermation Systems
Vulnerabitity Score.

~ Cyber Security Breaches.

- HA&S Risk Assessments.

~ H&S Incidents,

Key: Change in risk assessment feam last yeac

tncrease No change

Decrease

New risik
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Change in risk assessment in year

Qur Operational and Compliance risks have
been elavated to a new principal risk which
is tonsidered a medium impact risk with

a medium probability. Key risks include
Infarmation Systems & Cyber Security,
Health & Safaty, Third Party Relationships
and Financial Crime Compliance,

The wider use of digital technelogy across
the Group increases the risks associated
with infermation systems and cybec security
such as ransomware, phishing, matware
and social engineering. In the wider market,
cyber nisks continue to be feightened due Lo
the rise 1n attempted cyher attacks, in same
cases exploiting changas in warking
palterns due to Covid-19.

During the year, our Health & Safety team
have continued Lo prioritise the safety of our .. .
people whilst working away from the affice
at times as well as the management of
our assets and developments (o ensure
the business is operating in a safe and
compliant manner. We continue lo closely
moniter the requlatory environment and
respend te any new reguirements, for
instance fire safety improvements, to
ensurg compliance.

The Group provides third party services to

a number of key joinl venture pariners, the
number of which has expanded in the year,
and ansuring that the provision of those
services 15 at an appropriate level continues
to be a key focus for the business.

Dpportunity

Our business is set up 1o navigate and deal
with complexity. Our ability to manage and
operate large complex property portiolios
and developments is a key differentiator and
allows us to work with setected joint venture
partners who value our expertise, We will
cantinue o invest in and devalap our
ptatform 1o deliver these services.



VIABILITY STATEMENT

Viability
statement

Assessment of prospects

The Direciers have worked consistently over
several years to ensure that British Land
has a streng and robust financial position
and the Group is now benefiting from that,
as follows:

- The Group has access to £1.3bn of cash
and undrawn facilities. Before lacloring
in any income receivable, the facilities
and cash would be sufficient to cover
forecast capital expendilure, property
aperating costs, administrative
expenses, maturing debt angd
interest over the next 12 manths.

- The Group retains significant headroom
on its debt covenants, has no income or
interest caver covenants un unsecured
debt and has no requirement to
refinance until late 2025.

- In the year we signed 2 £420m Green
Laan facility for the Broadgate joint

. venture secured on 100 Liverpool Street,
arranged a new E100m RCF ko 2027 and
extended an existing E450m RCF for a
furiher year to 2027.

The strategy and risk appetite drive the
Group's forecasts. These cover a five-year
pericd and consist of a base case forecast
which includes committed transactions
only; and a ferecast which also includes
non-committed transactions the Board
expects the Group to make, in ling 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 creale Places People Prefer

and the fact that property investment is 3
tong term business with weighted average
lease lengths and drawn debt maturities

in excess of five years (5.8 and & 9 years
respectively at March 2022). offset by

the progressively unreliable nature of
forecasting in later years, particularly given
the histarically cyctical UK property industry.

Assessment of viability

Far the reasons outlined abave, the period
over which the Directors censider 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 compliance
forecasts were sensitised to explore the
resilience of the Group to the potential
impact of the Group's significant risks.

The principal risks tabte on pages 88-94
summarises those matters that could
prevent the Group from delivering on its
strategy. A number of these principal risks,
hecause of their nature or potential impact,
coutd alsao threaten the Group's ability te
continug in business in its current form if
they were tc occur.

The Oireclors paid particular attention

te the risk of & deterioration in econamic
outlook which would adversely impact
property fundamentals, including investor
and occupier demand, 2nd which wouid
have a negative impact on valuations,
cashflows and a reduction in the availahitity
of finance. In addition, we have sensitised
for the potential implications of a major
business event and/cr business disruption.
The remaining principal risks, whilst having
an impact on the Group’s business medel,
are not coensidered by the Directors to have
a reasanable likelihood of impacting the
Group’s viability over the five-year period

to 31 March 2027.

The most severe but plausible downside
scenario, reflecling a severe economic
downturn, incorperated the

following assumptions:

- Structural changes to the property
market and customer risk, reflected
by an ERV decline, occupancy decline,
increased void periods, development
delays, no new lettings during FY23, the
impact of a propaertion of our high risk
and medium risk occupiers entering
administration, and lower rent
collection las previously
experienced during Covid-191.

- Areduction in investment property
demand to the level seen in the last
severe downturn in 2008/09, with
outward yield shift 10 9% net
equivalent yield.

The gutcome of lhe “severe downside
scenario’ was that the Group's covenant
headroom on exisling debl li.e. the level

a2t which investment property values would
have to 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 covenants on existing
facilities would not be breached.

Based on the Group's current
commitments and available facilities there
is no requirement te refinance untd {ate
2025. In the normal course of business.
financing is arranged in advance of
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expecied requirements and the Directors
have reasonable confidence that additional
or replacement deb! facitites will be put int
place grior to this date.

In the ‘severe downside scenaric’ the
refinancing date reduces to early 2025,
However, in the event new finance could not
be raised mitigating actions are available

lo enable the Group ta meal its fuiure
tiabilities at the refinancing date, principally
asset sales, which would allow the Group to
continue ta meets its liabilities over the
assessmeanl period.

Viability statement

Having considered the forecast cash flows
and covenant compliance, and the impact
of the sensitivities in combination in the
‘severe downside scenario, the Directors
confirm that they have a reascnable
expectation that the Group will be able

to continue in operation and meet its
liabilities as they fzll due over the

pericd ending 31 March 2027.

Going concern

The Directors also considered il appropriate
to prepare the financial statements on the
going cancern basis, as explained in the
Governance Review.

During the year the Board assessed

the appropriateness of using the ‘geing
concern’ basis of accounting in the financial
staterments. The assessment considered
future cash flows and debt facilities lto
assess the liguidity risk of the Company)
and the availability of tinance [to assess
solvencey risk). The assessment covered

the 12-month period required by the

‘going concern’ basis of accounting.

Following thase assessments, the
Directors believe that the Group is well
placed to manage its financing and other
business risks satisfactorily and have a
reasonable expectation that the Company
and the Group have adequate resources to
continue in operation for at least 12 months
from the date of the Annual Repart. They
therefore consider it appropriate to adopt
the going concern basis of accounting in
preparing the financial statements.

The Strategic Reporl was approved by the
Beard on 17 May 2022 and signed on its
behall by:

i

Simon Carter
Chief Executive
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CHAIRMAN'S INTRODUCTION

Tim Score
Chairman

2022 Corporate

Governance Report

A refreshed management team,

an exciting corporate strategy

and stretching sustainability goals:
the Board has guided the Company
through a year of opportunity

and growth.

As | outlined in my Chairman’s Staterment
on page 10 the Coempany has a clear and
ambitious strategy to fulfit its purpose in
crealing Places People Prefer. By utilising
our competitive advaniage in active asset
rmanagement and development combined
with meaningful stakeholder engagement,
the Company is working hard to capture
growth and deliver financial relurns in an
tincreasingly more sustainable way.

The Board's role during the year has been
to challenge anid suppori management both
in the development aof the new slLrategy and
in its execution, providing challenge and
independent Lines of sight to refine and

. maximise the business’s objectives.

As the Company has delivered on its priority
to more actively recycle capital fromits
mature portiolio and invest into growth
sectors, unique developments and value
oppartunities, the Board has taken bald
decisions whilst ensuring financial and
organisational longevily. Financial capacity,
the demands on the worktorce. shareholder
returns, our sustainability geals and the
impaci on our broader stakeholders

have all been at the forefront of aur
decision-making precess.

The nature of our business, from investing

- in and developing properties to managing

and curaling our spaces, means we have
a continuous dialogue with a wide group
of stakeholders and consider our
environmental and social impacis in

all that we do. This cultural approach

is central to our purpose and flows
through all levels of the organisation.

As the Company continues to work towards
its ambitious sirategic and sustainability

The British Land Company PLC 00421920

Training

During the year, the Board participated
in a deep-dive tra:ning session on the
progress against our 2030 Sustainabitity
Strategy and the future initiatives that
will drive carbon reduction, Qur subject
malter experts provided detailed training
on the technical aspects of embodied
and operational carbon, 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

1. Remuneration policy and engagement
with shareholders [DRR page 127|

2. Director biographies
{Oirectors’ Report page 101}

3. Board changes and appointment
process followed dufing the year
[Momination Commiitee Repon,
page 114}

AGM

Following the success of the 2021 AGM,
we will once again be holding a hybrid
meeting on 12 July 2022 at Sterey Club,
100 Liverpool Street. Full details are
contained within the 2022 Notice

of Meeting. We would encourage
sharehotders to join either virtually or
physically and participate in the meeting.

objeclives, the Board will continue to
develop its operaticn to ensure that the
governance framework the Company
operates under is comglementary to
these objectives.

This year, | want io provide you with

an insight into the core role of the Board
during the year under review, with a focus
on stakeholder engagement and the impact
it has on gur decision making process. The
case studies on the following page give 3
real insight into the work of the Board and
the matters that are considered that go te
the heart of how British Land operates.

| hope you find this new farmat useful

and enjoy reading about our work.

The rest of our corporate governance repart
will describe in detail haw the Company
conlinues 1o uphold high standards of
corporate governance. Each Committee
Chair will provide a detailed view of the
work that their respactive Comnmittee

has undertaken.

British Land Annual Report and Accounts 2022 99



CHAIRMAN'S INTROOUCTION cantinued

As ) ook forward to the year ahbead. | would
like to take the opportunity to thank my
calleagues on the Board and across the
business for their continued hard work
ang dedication.

i~ cé"

Tim Score
Mon-Executive Chairman

Stakeholder engagement
Stakehalders are at the ceatre of gur
decision making protess to ensure thatas a
business we produce Places People Prefer,
Paqges 32-34 outline aur stakeholder

engage with them.

The joliowing case studies pravide
axzmples of principal decisions taken by the
Board during the year, and how QOirectors
have had specific regard to elemenis of
seciion 172 [al-If] of the Companies Act
2006. Qur formal section 172 Statement

is within the Sirategic report on page 33.

Qur Workforce Engagement Statement 1s
incorporated within the report of the C5R
Commistee on pages 114-115 which
proviges Board tevel oversight of this
imgortant work. .

Canada Water

Working with AustralianSvper and in partnership
with Seuthwark Council, this mixed use scheme
is expecled to include 3,000 new hames
alongside a mix of commercial, retail

and community space.

Image s a CGI
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Applied governance
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Principal Board Decisions

The Directors individually and collectively
cansider their ebligations under sectian
172 lal-{f} of the Companies Aci 2006
when making decisions. Managemeni take
care ta prepare decision papers that are
scrutinised at executive level committess
and subsequently endorsed if appropriate
befare they are presented ta the Board.
Directors take great comfort from the -
delail and ditigence that management
apply in preparing papers, and individual
Board members ofien take the opportunity
to have briefings with subject matter
exparls to bolsier their knowledge.

A chacklist is provided within gach
decision paper that details the individual
subsections of section 172 and the impact
that the decisian is likely ta have on each
stakenotder group, Whits! atl stakeholder
graups are considered, the following are
sarne examples of the principal decisions
taken by the Board during the year

that demonsirale the impaci of the
dacision process:

Case studies:

1. Part dispasal of Lanada Water

10 AustralianSuper

In March 2022, the Company announced
the sale of 50% of ayr share in the Canada
Water Masterpian to AustratianSuper

and the creation of a new joint venture.
The transaction delivered on our plan

Lo inirogduce a pariner on the project to
accelerate delivery of and reiurns fram
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 contraciad with and
the tocal communities and end customers
that will be able to have the benefil of the
scheme once linished.

Securing 4 pactner as credible as
AustralianSuper with z irack record in
responsible invesling and delivering mixed
use redevelopments within Landon was

a key consideration for the Board, The
teng term impacts on the Company's
reputation for high standards of husinass
conduct are reflacted by our choice of
AustratianSuper 2nd the Board was
salisfied that. cullurally, the twa
arganisations would fit well together.

2. 2 Finsbury Avenue

The Board approved the dernolition of
the existing 2 Finsbury Avenue building
and enabling warks {or the propased
redevelopment in January 2022, 1n
doing so, the Board had regard to the
environmental impact of the scheme
by reference to the Company's 2030
Sustainability Strategy and the
embodied carban levels praposed

for the development,

In preparation for the proposal being
brought ta the Board, the Invesiment
Committee reviewed the proposal on
two separate occasions and challenged
the project team to make design and
procurement changes to reduce carbon
10 3 market leading level far a new high
nse puilding,

The proposal that the Board subsequently
considered detailed how material and
method innovations had been employed

to improve the sustainability credentials of
the design, which in turn slightly increased
davetopment costs. Reflecung strong
demand for more susiainable space, as
evidenced at 1 Broadgate which was Tully
let four years ahead of completion at
attractive rents, the Board was salisfied
that any ingrease in costs would be more
than offset by higher rents as a result of
i{s stronger sustanability eredentials,

3. Free shares

As detailed within the TSR Committee
report on page 115, the employee
engagement survey (s a key tool that the
Board relies on for detailed engagement
with the workforce. An area of particular
feedhack highlighted in the annual survey
in February 2022 was how much
employees had valued the Free Share
awards under the Company’s Approved
Share fncentive Plan which had been
suspended during the Covid-19 pandernic.

Management had originally intended o
conlinue to suspend the award of free
shares as part of the budget forecasting
process for the year ending 3) March
2023. However given the strong financial
performance of the Campany during the
year and the mgh vatue our employees
put on the Free Share awards, the Beard
appcoved the proposal by management to
provige Free Share awards across all BL
employing companies.
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BOARD OF DIRECTORS

Driving success

Qur Board develops strategy and
leads British Land to achieve
long term success.

1. Tim Score

Mon-Executive Chairman [N
Appointed as a Non-Executive Oirector
in March 2014 and as Chairmanin
July 20619,

Skills and experience

Tim has significant experience in the
rapidly evolving global technology landscape
and brings years of engagement both with
mature economies and emerging markels
to the Board.

He is the Deputy Chair, Senior Independent
Director and Chair of the Audit Commitlee
at Pearson plc and is a Non-Executive
Director at the Foolball Association.

He is also a Non-Executive Director and
Chair of the Audit and Risk Cemmiltee at
8ridgepoint Group plc and sits on the board
of trustees of the Royal National Theatre.
Tim was formerly a Non-Executive Direclor
at HM Treasury, Chief Financial Officer of
ARM Holdings PLC and held senior financial
positions al Rebus Group Limited, Wiltiam
Baird plc, LucasVarity plc and BTR ple.
Fram 2005 to 2014, he was a Non-Executive
Director of National Express Group PLC,
including time as interim Chairman and

six years as Senior Independent Directer.

2. Simon Carter

Chief Executive Officer

Appointed to the Board as Chief Financial
Officer in May 2018 and as Chief Executive
in Novernber 2020,

Skilis and experience

Siman has exlensive experience of finance
and tha real esiale sector. He joined British
Land from Logicor, the owner and operator
of European logistics real estale, where he
had served as Chief Financial Oificer since
January 2017. Prior o joining Logicor, from
2015 10 2017 Simon was Finance Director at
Quintain Estates & Development Plc. Simon
previously spent over 10 years with British
Land, warking in & variety of financial and
strategic roles and was a member of our
Executive Committee from 2012 until his
departure in January 2015. Simon also
previously worked for UBS in fixed income
and qualified as a chartered accouniant
with Arthur Andersen. In May 2022, Simaon
was appainted to the Board of Real Estate
Balance, a campaigning organisatien
warking te improve diversily and

inclusion in the real estate industry.

3. Bhavesh Mistry
Chief Financial Officer
Appointed to the Board in July 2021,

Skills and experience

Bhavesh brings a broad range aof financial,
strategic and transformation experience

to British Land gained across a number of
multinational erganisations. Prior to joining
British Land, Bhavesh was Deputy Chief
Financial Dificer at Tesce PLC. Bhavesh has
previously held senior finance and strategy
roles in a range of consumer-facing
businesses including Whitbread Hotels

and Restaurants, Anheuser Busch InBev
and Virgin Media, Bhavesh qualified as a
Chartered Accountant with KPMG and holds
an MBA irom London Business School.

Board Committee membership key

Audit Committee

Corperate Social Respansibility Commitiee
Nomination Cornmitiee

Remuneraiion Committee

OE&Ed

Chair of 2 Board Cammitiee
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4. Preben Prebensen

Seniar Independent

MNan-Executive Director
Appointed a5 a Non-Executive Director in
Septemnber 2017 ang Senior Independent
Director in July 2020.

Skills and experience

Preben has 30 years’ experisnce in
driving long term growth fer British
banking businesses.

He is currently the Independent
Non-Executive Chairman of Riverstone
Internationat, having previously been Chief
Executive of Close Brothers Group pic from
2009 until 2020. Preben was formerly the
Chief investrnent Officer of Catlin Group
Limnited and Chiaf Executive of Wellingtan
Underwriting plc. Prior to that he held a
number of senior positions at JP Margan.
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BOARD OF RIRECTORS continued

Board Commitiee membership key

Audit Cammities

Corporate Social Responsibility Cammittee
Narmination Committee

Remuneration Cornmittee

CaEnm

Chair ot 3 Board Committee

5, Laura Wade-Gery

Non-Executive Director [R)IE)
Appointed as 3 Non-Executive Oirecter
in May 2015,

Skills and experience

Laura has deep knowledge of digital
transformation and cusiomer experience
and brings her experience teading business
change managemeni ta the Board.

She is Chair of NHS Digital and 3
Non-Executive Oirectar of NHS England,
Muost recently, Laura accepled the position
of Nori-Executive Director at Legal &
General Group ple. Until Apcit 2021, she
was a Non-Executive Director of John
Lewis Partnership plc. Previously, Laura
was Executive Director of Multi Channel at
Marks and Spencer Group pic, served ina
number of senior positions at Tesco PLC
including Chief Executive Officer of Tesca.
com and was a Non-Executive Birecior of
Reach PLC ltarmerty known as Trinity
Mirrar plel.

é. Loraine Woodhouse

Nen-Executive Directar (2]

Appointed as a Non-Executive Direcior
in March 2021,

Skills and experience

Laraine has extensive exparience acrass all
finance disciplines ang has worked within
many different seciers including real estale
and retail.

Loraine has been Chief Financial Otficer of
HMalfords Group ple since | November 2018,
Prior to joining Halfords, Loraine spent five
years in senior finance roles within the john
Lewis Partnership, in 2014 Loraine was
appetnted Acting Group Finance Director
and subsequently as Finance Director of
Waitrose. Prior {0 that, Loraine was Chief
Financiat Officer of Hobbs, Finance Director
of Capital Shapping Centres Limited
{subsequently Intu Pic) and Finance
Director of Costa Coffee Lirnited. Loraing's
early career included finance and investor
relations roles at Kingfisher Pic.
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7. Alastair Hughes

Non-Executive Birector @@
Appainted as a Non-Executive Directar
in Janyary 2018,

Skills and experience

Alastair has praven experience of grawing
real estate companies and is a fellow of the
Royal Institutian of Chartered Surveyors.

Alastair is a Non-~Executive Director

of Schrodars Real Estate lavestment Trust
tirmited, Tritax Big Box REIT and QuadReal
Property Group, with over 25 years of
expecrience in real estale markets.

He is a former Chreclor of Jones Lang
LaSalle tnc, (JLL) having served as
managing director o JLL in the UK,

as CEO for Europe, Middle East and
Africa and then as CEO for Asia Pacific.
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B. Irvinder Goodhew

MNon-Executive Director
Appointed as a Non-Executive Direcior
in October 2020.

Skills and experience

lodindec brings over 25 years of experience
through operational, slrategic and digital
transformation rales in a broad range of
sectors including retail. consulting and
financial services.

Sheis currently a Managing Birector at
Alvarez & Marsal and was previously a
Transformation Qirectar at Lloyds Banking
Group plc. Irvinder held severat senior
exacutive posilions in the UX and Aystralia
in consumer facing industries, acrass
supply chain nperalions, straiegy and
transformation for FTSE 100/ASX
orgacsations including J Sainsbury ple,
Coles Group and BOC Group. irvinder’s
tndustry experience is complementzed

with 3 career in global strategy consulting
including her role as a Partner with AT
Kearney leading their consumer and retail
practice in Australiz and New Zealand.



9. Nicholas Macpherson
Non-Executive Birector

Appointed as a Non-Executwe Director
in December 2014.

Skills and experience

Nicholas has directed organisations
through both fiscal and sirategic change
management and brings this vilal expertise
to the Board.

He is Chairman of The Scottish American
Investment Cormpany PLC. a Director of C.
Hoare & Co. and a member of the Advisory
Council to Arcus Infrastructure Partners.
Nicholas was the Permanent Secrelary to
the Treasury for over 10 years trom 2005
to March 2016, leading the department
through the financial crisis and
subsequen! period of banking reform.

10. Lynn Gladden

Non-Executive Director
Appointed as a Non-Executive Directar
in March 2015.

Skills and experience

Lynn is recognised as an authorily in
working at the interface of advanced
technology and industry. Her critical
thinking and analytical skitls bring a
unigue dimension to the Board.

She is Shell Prefessor of Chemical
Engineering at the University of Cambridge
and was appointed as Executive Chair of
the Engineering and Physical Sciences
Research Council [UKRil in 2018, She is
also a fellow of the Royal Society and
Royal Academy of Engineering.

11. Mark Aedy
Non-Executive Director
Appointed as a Non-Execultive Direciar in

~ September 2021.

Skills and experience

Mark 1s a Managing Director and Head of
Maelis & Company EMEA & Asia Investment
Banking. Prior io 2009, Mark was on the
Global Execulive Carmmitlee of Corporate &
Investment Banking at Bank of America
Merrilt Lynch and befare that was Head of
Investment Banking EMEA at Merrill Lynch.
Aside from his executive career Mark holds
various nen-profit and public secior board
roles. including Senidr Independent Directar
of the Royal Marsden NHS Foundation Trust
and is a Trustee of the HALO Trust. He is
also 2 Visiting Fellow at Oxlord University.
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12. Brona McKeown

General Counsel and Company Secretary
Appointed as General Counsel and Campany
Secretary in January 2018. In January 2022
Brona also look on responsibility for

Human Resources.

Skills and experience

Before joining British Land, Brona was
General Counsel and Company Secretary
of The Co-operative Bank plc for four years
as part of the restructuring execulive team.
Imenediately prier to that she was Interim
General Counsel and Secretary al Lthe
Coventry Building Saciety. Prior to October
2011, Brona was Glebzal Generat Counsel of
the Corporate division of Barclays Bank plc,
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 The British Land Company PLC 00521920

A strategic enabler

Cur governance structure Board attendance
ensures that the right people Westing
have access to the right Directar Altendance
information. Delegated Tim Scare 646
authorities throughout . Simon Carter 616
pur organisation enable Bhavesh Mistry 5/5
effective decision making Preben Prebensen 4/6
at appropriate levels. Mark Aedy &/4
Lynn Gladden . &/6
Alastair Hughes 6/6
trvinder Goodhew (2L
Nicholas Macphersan &/6
Laura Wade-Gery' 5/
Loraine Woodhouse &lb

1. Laura Wade-Gery missed one Board meeting in May 2021 due to illness. but ensured a full report ol the'
- - maiters considerad by the May 2021 Remuneration Committeg whi¢h she had chaired was made at the
Board meenng despite not being able fo aitend hersetl.

The Board continues to demonsirate individual and callective commitment to British Land by deveting

sufficient time to discharge its duties and each year the Direclors are asked to report their lime spent an
British Land commitments. In addiiion ta formal meetings, the Board mel collectively with managaement
io February for the anoual steategy aifsite as well a5 lar infgrmal netwarking events throughaut the year.

Governance framework

Corporate

Board of Audit Social Nomination Remuheration
Directors Committee Respansibility Committee Cammittee
Committee

Executive
Membership
comprises
Ezecutive
Investmant Executive Risk Cammittge
Commitiee Committee Committee members

The Commuliees
ansure the
implementation
of the Company
sirategy

Chief
Executive

Management
Membership comprises
key personrel from
acrass the business

in the relevant subject
area The Commitiees
are involved in the
granular day w0 day
1a5ks within their remi,

Cammunity Transition Health
investment Vehicle and Satety
Committee Committee Committee

Sustainability
Cornmittee

. Further information about the different
Committeas can be found on page 107
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GOVERNANCE REVIEW

Corporate
Governance
Report

Code compliance

Wa are reporting égainsl the 2018 UK
Carporate Governance Code {the ‘Code’)
available at [rc.org.uk. The Board considers
that the Company has complied with all
relevant provisions of the Code throughout
the year.

Far the purposes of Pravision 5 of the
Code, the Board has designated the CSR
Committee as our prescribed method

of overseeing workforce engagement,
which provides greater rescurce at Board
level than a single board member and
demonsirales our continued cemmitment
lo excellent workferce engagement.

Board leadership

—

and company purpose

The Board has determined that

the Company's purpose is to create
and manage outstanding places to
deliver positive outcomes for all our
stakeholders on a sustainable basis.
We call this Places People Prefer.

We do this by understanding the evolving
needs of the people and organisations
who use our places every day and the
communities who live in and around them.
The changing way people choose to work,
shop and live 1s whal shapes our strategy,
enabling us 1o drive demand for our space,
in turn creating value over the long term.

The Board, supported by an expert
management leam, continues o maximise
the competitive advantages of the Company
oy utilising a deep history of stakeholder
engagement to produce Places People
Prefer and maximise sustainable value lor
sharehelders. The Company is led by the
Board in tts entrepreneurial approach to
placemaking and continues toinnovate

and produce world class destinations.,

As at 31 March 2022, the Board comprised
the Chairman, the CEQ, the CFO and eight
independent Non-Executive Direclors.

We continue to have a strong mix of
experienced individuals on the Board. The
majority are independent Non-Executive
Directors who are not cnly able to offer

an external perspective on the business,
but also constructively challenge Executive
Directors, particularly when developing the

Company's stralegy and in their performance.

Our governance structura is designed to
ensure that decisions are taken at the
appropriate levet and with the proper
degree of oversight and chzallenge.
Elements of our business reguire quick
decision making and this is enabled by an
agile Board and management team that
coltaborate effectively en complex issues.
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Strategy days

Following the tifting of pandemic
restrictions, the Board was able to hotd its
annual strategy ofl-site in person in Londen
in February 2022. The event was attended by
the fult Board and Executive Commitiee and
was structured to atlow for the development
of and challenge to the Company's corpaorale
strategy, with 3 balanced program of
presentations, debate and discussion.

The CEOQ, senior execulives and external
guests delivered 2 number of presentations
to attendees, providing in-depth analysis on
aspects of the business and the external
enwironment. Areas of focus included:
driving returns on retail parks and our
London Campuses, our people strategy,
development in the innovation seclor,

and presentations from external parties

on the role of cifies in a post-pandemnic
anvironment and emerging technologies
including the metaverse.

Culture and stakeholder engagement
The Company's purpose is core (0 every
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

ta ensure that the strategy and culiure
of the Company are aligned. Led by the
CSR Committee. we have a broad range
of workforce engagement mechanisms
to ensure the Board is able to assess the
culture of the crganisatien. Our werkforce
engagement mechanisms are descriged
on pages 114-115.

Although the CSR Committee has general
oversight of and responsibitity for workfarce
engagernent, it collaborates with other
Board Commitiees as appropriake o the
axtent that issues identified fall under the
remit of a different Cornmittee. The Board
is regularly updated by Committee Chairs.
The Beard has delegated oversight of the
Company’s whistleblowing arrangements
to the Audit Commitlae but retains overall
responsibility and receives updates on
cases as appropriate.
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GOVERNANCE REVIEW continued

Board leadership

and company purpose

The British Land Company PLC 20421920

The British Land Leadership Team consists
af the Executive Committee and its direct
repofls in management roles who theet
regularly both formally and informally

to ensyure thare is a direct and visible link
3cross the business, and act as a channet
tor worktorce views to reach the Board,

As weil as workforce engagement, the CSR
Committee has formal responsibility for
engagement with the Campzay's wider
stakeholders. Stakeholder engagernent is
integral to creating Places People Prefer
and the decisions taken by the Board 1o
maximise shargholder value are enhanced
by the views of the diverse range of
stakeholders and wider communities that
we serve. The mechanisms that ensure
effeciive stakeholder engagernent are
detailed on pages 32-34. Examples

of how principal decisions taken by the
Board have been shaped by the impacts
on our stakeholders are described in

the Chairman’s letter on page 99.

Further information on British Land’s contributian to
wider sociely can be found on pages 38-48

Engagement with major sharehclders
Institytianal investars and analysts
receive regutar cormnrmunications from
the Company, including mvestor relations
gvenls, one-tc-one and group meetings
with the Chairman and £xecutive Oirectors,
and tours of our major assets. We have a
dedicated investor relations team which
manages our day to day sharehalder
engagerment and provides regular
feedback to the board.

Throughout the year we have hosted a
number of investor events, both virtually
and in person after the lifting of pandemic
restrictiens. lnvestor events including site
tours have been held at Canada Water and
Nartan Falgate, and the CEQ, CFO and Head
of Real Tsiate have delivered their usyal
half year and full year results presentations
as well as participating in a number of
virtusl ang in-person roadshows, private
clienls roadshows and retail investor
meetings. We also engaged with our major
shareholders during our review af our
Remuneration Paolicy. The resuiting ehanges
to the policy are summarised on page 129.
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The Chairman is committed to ensuring
that sharehalder views, both positive and
negative, are relayed back to the Board and
is assisted by the executive feam in doing
s0. The Chairmzn, Senier Indepaendent
Oirector, CEQ and CFO are avaitable to
address any concerns our stakeholders may
wish toraise. In June 2021 the Chairman
attended 3 number of meetings with key
investors and shareholders including.,
amaong others, BlackRock, Norges Bank
and Brookfield.

In additian to the Chairman’s eflarls, the
Chief Executive provides a written report
at each scheduted Board meeting which
includes a summary of marke! activily and
commentary on investar meetings in the
period. Direct feedback received during
readshows and other evenls is made
available to the Board as apprapriate.

The Board engages with wider sharehelders
wia our Annual Beneral Meeting which

ts held in a hybrid format and allows

for shareholders to submit comments

ar questions for the Board gither in

person or via the websile or ielephane.

Conflicts of inferest and

external appointments

The Directors are required to avoid 2
situation inwhich they have, or could

have. a direct or indirect conflict with the
interests of the Company. The Board has
established a procedure whereby Directars
are required to notify the Chairman and ihe
General Counsel and Company Secretary
of alt new potential outside interests and
actual o perceived conflicts that may affecs
them in their rotes as Directors of British
Land. The Board reviewed its Conllicts of
Interests Palicy during the year and made
arnendments tp provide a distinction between
the approvals required for significant and
nan-significant appontments.
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Any external appointments must be
appeaved before they are accepted by
Direclors. The Boartt has delegated
authority to the Chairman for Senior
tndependant Diractars for appointmants
concerning ihe Chairman) and any oiher
member of the Namination Committee te
provide approval for significant apgainuments
in between scheduled Board meatings, An
updated register of situational contlicts of
interest is then labled at the next scheduled
Board meeling fer appraval by the full
Board, The regisier 1s prowded to the Board
lor raview and approval al least twice a year.

W November 2021, Tirn Score was appointed
as Nan-Executive Direclor of Bridgepaint
plc and Laura Wade-Gery was appoinied as
Non-Executive Director of Legat & General
Group plc. In September 2021 Irvinder
Goodhew was appainted as managing
direcior of Alvarez and Marsal. In all cases
the Board considered the appointments and
conclyded thal they woutd notimpact the
directors’ ability to dedicate sufficient time
to their commitments at British Land.

Prior approval of the appointments was
given and they were subsequently noted

in the register of sitvalional canilicts

which was then approved.

Non-Executive Directors’ letlers of
appointment set put the time commitments
expaciad from them, Following consideration,
the Nomination Commitiee has concluded
that all the Non-Executive Direclors
continue ta devate sutficient time ta
discharging their duties 1o the required
high standard. Further details on the
process lor appointment to the Board

can be found within the Report of the
Nomination Committee on page 117,

British Land's policy is to atlow Executive
Directors to take one non-executive
directership at another £TSE company,
subject 1o Board approval The Executive
Directors do not currently hold any such
Nan-Executive Directorships,



Division of

—

responsibilities

There is a clear written division

of responsibilities between the
Chairman (who is responsible for
the leadership and effectiveness of
the Board) and the Chiel Executive
(who is responsible for managing
the Company).

The responsibilities of the Chairman, Chief
Executive and Senior Independent Director
have been agreed by the Board and are
available to view on our website britishland.
com/fstructure-committees.

When running Board meetings, the
Chairman maintains a collaborative
atmosphere and ensures that all Directors
have the opportunity to contribute to the
debate. The Directors are able to voice
their opinions in a calm and respeciful
environment, allowing coherent discussion.

The Chairman also arranges informal
meetings and events throughout the year
to help build constructive relationships
between Board members and the senior
management team. The Chairman meets
with indivigual Oirectors outside of formal
Board raeetings 1o allow for open, lwo-way
discussion about the effectiveness of the
Board, its Committees and its members.
The Chairman is therefore able to

remain mindful of the views of the
individual Divectors.

Operation of the Board

Our governance framework sel out on page
104 ensures that the Board is able tc focus
on sirategic proposals, major transactions
and governance matters which affeci the
tong term success of the business.

Regqular Board and Commitlee meetings
are scheduled throughout the year. Ad hoc
meelings may be held at short notice when
Board-lavel decisions of a time-critical
nature need to be made, or for

exceptional business.

Care is taken to ensure that information is
circuiated in good time before Board and
Commitiee meetings and that papers are

presented clearly and with the appropriate -

level of detail to assist the Board in
discharging its duties. The Secretariat
assists the Board and Committee Chairs
in agreeing the agenda in sufficient time
before the meeting to altow for input fram
key stakeholders and senior executives.
Chairs of Committees are also seni

draft papers in advance of ¢circulation to
coramittee membars to give time for input.

Papers for scheduled meetings are
circulated one week prior ta meetings and
clearly marked as being ‘For Decisicn’, "For
Infarmation’ or "For Discussion’. To enhance
the delivery of Board and Commuttee
papers, the Board uses a Board portal and
tablets which provide a secure and efiicient
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 Committees,
and between senior management and
Non-Executive Directors.

HBoard Committees

Four standing Committees have been
operating throughout the year: Audit,
Namination, Remuneration and Corparate
Sorial Responsihility, to which ceriain
powers have been delegaled. Membership
of each of these Committees is comprised
solely of independent Non-Executive
Directors. The reperis of these four
standing Committees are sel out in the
following pages. The terms of reference of
each Commitiee and the matters reserved
for the Board are availabte on our website
at britishland.com/committees.

The Board has delegated authority for the
day-to-day managemeni of the business
to the Chief Executive. Executive Cirectors
and senior management have been given
delegated authority by the Board 10 make
decisions within specified parameiers,
Decisions ouiside of these parameiers
are reserved for the Board, altheugh
managemeni will often bring decisions
within their delegated authority to the
Board for scrutiny and challenge.

Management are supported by three
standing Executive Committees:

Executive Committee
The Chief Executive is supported by

‘the Executive Committee in discharging

his duties which have been delegated

by the Board. Comprised of the senior
management team, the Committee’s main
areas of focus are the formulation and
implementation of strategic inifiatives,
business performance monitoring and
evaluating and overseeing cullure and
stakehalder engagement.
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Investment Committee

Principal investment decisions are reserved
for the Board, however it has delegated
authority to the Invesiment Committee to
make decisions within specified financiat
parameters. The Investment Committee

is chaired by the Head of Strategy, Digitat

& Technology. Its membership comprises
the majority of the Executive Committee
including the CEQ and CFO. The Investment
Committee also reviews investment
praopasals that fall outside of its delegated
authority and provides recommendations

to the Board for its consideration.

Risk Committee

The Chief Financialt Otficer chairs the Risk
Committee which comprises all members
of the Executive Commuittee and senior
management across the business. The
Cammittee has averall accountability for
management of risks across the business in
achieving the Company's strategic objectives.

Management Commiltees

The Board Commiltees are supported by

a number of management commitiees as
detailed in our Governange framewark on
page 104, Each management committee
feeds into the relevant Beard Commitiee on
3 particular area of facus and implemnenis
any Board recommendations throughout
the business.

If relevant, new managament committees
or working groups are established arcund
key areas of focus to report into the Beard
or management Committees. This year,
following the completion of the scenario
analyses, we have established a TCFD
working group to succeed the former
commillee that focuses on the new
regulations mandating climate disclosures.

A rew Information Security Committes was
farmed at the end of last year to support
the Risk Committee in monitoring the
effectiveness of the Company’s Infarmation
Securily through Key Risk Indicaters and to
recommend new security initiatives.
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GOVERNANCE REYIEW continued

Camposition,

—>

Compasitien, succession and avaluation
Qur rigorous and iransparen procedurss
for appointing new Directors are led by the
Nomination Commitiee. Non-Executive
Direciors are appoinied for specified

terms and all continuing Directors

affer thernselves for election ar re-election
by shareholders at the AGM each year
provided the Board. on the recammendation
of the Nomination Committee, deems il
appropriate that they do so, taking into
account various factors inciuding the length
of cancurrent service. The procedure for
appointing new Directars is detailed in the
Nomination Commitiee Report on page 117,

The Nomination Commitiee is responsibte
for reviewing the composttion of the Board
and its Comnmitlees and assessing whether
the batanca of skilts. experience, knowledpe
and diversily is appropriate to enable them
to aperate effeclively. More deiail ¢an be
found in the Nomination Committee

Report on page 117.

As well as leading the procedures

for appeintments to the Board and its
Commitees, the Naminatian Commitiee
oversees succession planning for the Board
and senior management with reference to
the Baard Diversity and Inclusion Policy.
Furiher details on the work of the
Noemination Committee and the Diversity
and Inctusion Poticy are within its Report
on page {18,

The Notice of Meeting for the 7022

Annuat General Meeling detsils the

specific reasons that the contribution

of each Qirectar seeking electian ar
re-2leciton is and conlinues to be irnportant
to the Company’s long term sustainabie
syccess. The biagraphies af each Drectar
on pages 101-103 set oul the skills and
experlise that each Director brings 1o

the Board.

Following a recommendation from
the Nomination Committee, the Board
considers that each Non-Executive Direcior
remains independent in accardance with
aravisions of the Code.

»
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successton and evatudtion

Internal Board evaluation

The internat evaluztion of the Board was
conducted by the Head of Secretariat
circulating gueslionnaires, seeking
guantitative and gualitative feedback

and reporting the outcomes e the Board.

In addition Lo the formal questionnaire, the
Chairman mel each Non-Executive Director
individually during the year (o discuss their
contribution to the Board and to take their
feedback. The Senior Independent Director
hetd ¢ meating of the Non-Exacutive
Directors without the Chairman 1o appraise
the Chairman’s performance ang running
of the Baard.

The internal evaluation concluded that the
Board, its Commitizes and its individual
members ali continue (o operate effectively
and with due diligence. It also confirmed
that good progress has been made on the
recormnmendalions made as a result of the
external board effectiveness evaluation

in 2021

- Time had been spent gaining insight
into Non-Execviive Directors’ wider
experiences and applied where they
could be of assistance ta the Board,

- HKey measures and KPis had been
introduced to monitor progress
against execution of the strategy
of the business and are reviewed
at every Board meeting;

- Efforts o maintain contact between
Non-Executive Direclors and the wider
Company through speaker events and
tunches had continued despite Covid
restrictions: and

- Carelully chosen and relevant external

speakers were invited to Board meelings.
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Specific actions were drawn from
the resuvits of the recent internat
evaluation, including:

- Avreview of competiior peer group
significant activity was ta be included in
the regular update (o the Board from the
Chisl Executive;

- Management to provide the Board
regularly with more delailed feedback
from investor and analyst engagement
1o build on the process already in place:

~ Management succession plans 1o be
brought te the Board as a recurring
agenda item; and

- Continue to invite external speakers
to Board meelings as appropriate.

We will report on pragress in these areas
in the 2023 Annual Report. The next Board
avaluation will 1ake place in March 2023,



Audi, rislk management
and internal control

—>

Audit Committee

The Audit Committee 1s responsible for
manitaring the integrity of the financial
statements and results annauncements of
the Company as well as the appointment,
remuneration ang eftectiveness of Lthe
external and internal auditors. The detailed
report of the Audit Cemmittee is on pages
120-124.

Financial and business reporting

The Board is responsible for preparing

the Annual Report and conlirms in the
Directers’ Responsibilities Statement set
out on page 157 that it believes that the
Annuzl Repart, taken as a whole, is fair,
balanced and understandable. The process
for reaching this decision is autlined in the
report of the Audit Committee on page 122.
The basis on which the Company creates
and preserves vatue over the long term

is described in the Sirategic Report.

Risk management

The Board determines the extent and nature
of the risks it is prepared to take in order to
achieve the Company’s sirategic objeclives,
The Beard 1s assisted in this respansibility
by the Audit Committee which, in
conjunction with the Risk Committee,
makes recormmendations in respect of

the Grougp’s principal and emerging risks,
risk appetite and key risk indicators.
Further information on the Group’s risk
management processes and role of the
Board and the Audit Commitiee can be
found on pages 125-124.

The Beard has responsibitity for

the Company's overall approach to
risk management and internal control
which includes ensuring the design
and implementation of appropriate risk
management and internal control systems.
Oversight of the effectiveness of these
sysiems is delegated ta the Audit
Cammittee which undertakes regular
raviews 1o ensure that the Group is
identifying. considering and as far as
practicable mitigating the risks far

the business.

During the course of its review for the

year ended 31 March 2022, and to the date
of this Report, the Audit Committee has not
identified, nor been advised of, a faiting or
weakness which it has determined to

be significant.

Page 123 sets oul the confirmations that the
Audil Committee made to the Board as part
of the risk management and internat control
assurance process for the full year.

Internal control over financial reporting
As well as complying with the Code,

the Group has adopted the best practice
racommendations in the FRC ‘Guidance
on risk management, internal control and
related financial and business reporting’
and the Company’s internal control
framework aperates in line with the
recarnmendations set out in the
internaticnally recognised COSC

Internal Control integrated Framework.

Audit, Risk Management & Internal Control
The key risk management and internal
centrol grocedures over financial

reporting include the following:

Operational risk management framework:
aperational reporting processes are

in ptace to mitigate the risk of financial
misstatement. Key controls are owned by
senior managers wha repert on compliance
on a six-monthly basis to the Risk
Comrnittee. All key internal financial
controls are reviewed on a two-yearly

cycte by internal audit. The risk and

control team carry out sample testing;

Financial reporting: our financial reporting
process is managed using documented
accounting policies and reporting formats
supported by detailed instructions and
guidance on reporting requirements. This
process is subject to oversight and review
by both external auditors and the Audit
Committee; and

Disclasure Committee: membership
comprises the Chief Exacutive, Chief
Financiat Officer, Chief Dperating Officer,
General Counsel and Carnpany Secretary
and Head of Secretariat. The Committee
reguiarly reviews drall financial reports and
valuation information during the interim and
full year reporting precess and determines,
with external advice from the Company’s
legal and financial advisers as required,
whether inside information exis{s and

the appropriate disclosure requiremenls,

Going concern and viability statements
Bisclosures on cur use of the ‘going
concern’ basis of accounting and our
viability siatement can be found in

the Viability Staterment on page 97.
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Remuneration

The Company’s remuneralion palicies
and praclices are designed to suppert
our skrategy and promote the [ong lerm
sustainable success of the business.
We have a ciear strategy, focused on
our Campuses and Retail & Fullilment,
which positions aur business for growth.
Delivering against this strategy creates
the inputs for future value creation for
all of eur stakeholders. 1n our Directors’
Remuneration Report we explain our
approach to incentivise and reward
ernployees to deliver value creation
whilst also managing the business

{en a day-to-day basis. We also

explain how we create alignment

with shareholders and measure our
performance over the longer term.

In accordance with the Code, the
Rernuneration Commitlee is recommending
a new Rermuneration Policy for approval

at the 2022 AGM. The recommended
Remuneration Policy is set out on

pages 131-137.

Our curreni Remuneration Policy was
approved by shareholders at the 2019 AGM,
The Remuneration Committee is also
responsible far establishing remuneration
of the members of the Executive Committee.

The Committee is authorised to use discretion in
determining remuneration eutcomes lor Executive
Direclors and the wider worklorce. Further details
on the Commitiee’s use of discretion this year can
be found in the Direclors’ Remuneration Report
starting on page 127
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Key investor relations activities during the year

April 2021 ‘ May 2021
- Peel Hunt Real Estate - Full Year Resulis
Conference. including Presentation

June 2021

- Goldman Sachs Eurapean
Financials Conference

- Chairman’s Investor Meelings

- Morgan Stanley Europe &

EEMEA Property Conference

virtual property tour of - Full Year Resutis Rnadshow
100 Liverpool Street

September 2021
- Goldman Sachs European
Real Esiaie Conference

~ BofA Global Real Estate
Conference

-~ Norton Folgate Analyst

Site Visit

Virtuai US roadshow

November 2021

- Half Year Results
Presentation

~ Halt Year Results Roadshaw

- JP Margan Best af British

Conference

July 2021
- Relail investor webinac
-~ AGM

December 2021
- UBS Global Real Estate
conference including site
visit of 100 Liverpoot Street
and Nerton Folgate

January 2022

~ Barclays European Real Estate
Conterence including site visit
of 100 Liverpool Street

- U5 Private Client
Investor Roadshow

~ UK Private Client

tnvesler Roadshaw

February 2022
- Canada Water Analyst and
Investor Site Visit

March 2022
- Citi Annual Gtobal TEQ
Property Conlerence

- BafAReal Eslate
CEQ Conference
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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 potential of cur Campusas through: - Establishment of Canada Water joint venture
- Active capital recycting through disposals and - Approval of 1 Broadgate and Canada Water
the fermation of joint ventures te focus on Phase 1 development
London Campuses " - Unconditional exchange on Paddington joint venture

- dnvestment in innavation Campuses outside London
- Replenishment of tong term development pipeline to

redeplaoy recycled capital

Retail & Fulfilment

Board focus areas: Key Decisions:

Targeting the opporiunities in Retail & Fulhlment by: - Acquisition of Hannah Ciose, Wembley

- Assernbling a pipeline in Londen urban logistics - Logistics strategy deep dive

- Focusing on retail parks ta unlock value from Lhe - Acquisition of 100% of units in Hercules Unil Trust

growth of online
- Analysis of retail landscape and navigaling
accupier insalvency

Delivered by our peaple and underpinned by our commitment to sustainability

Board focus areas: - Supporting workfarce wellbeing,
- Progress an gur 2030 Sustainability informed by our werkforce
Strategy and pathway to Net Zero engagement surveys

by prieritising the re-use of existing
buildings where possible and challenging
ourselves to reduce embodied carbon in
new builds

- Focus on diversity and inclusion at

all lavels of the business

Key Decisions:
- Developmant of 2 Finsbury Avenue
- Publication of Diversity, Equality
& Inclusion Strategy
- Board sustainzhilily deep dive
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REPQRT OF THE CORPORATE SQCIAL RESPONSIBILITY COMMITTEE

Helping people thrive

We seek to ensure the Company

is a first-class employer, builds and
manages first-class buildings for its
communities and cceupiers and
delivers this in a sustainable way.

Iam pleased to present the report of
the CSR Committee for the year ended
31 March 2022.

The Corninittee was set up thies years
ago to assist the Board in overseeing ils
engagement with emplayees and ather

stakeholders and to monitor the Company's
wider contribution to society and the
environment. In November 2021, Mark Aedy
joined the Committee as Irvinder Goodhew
stepped down to join the Rernuneration
Committee, | would like to thank Irvinder
far her meaningful cantribution throughout
her lenure.

This report seis out in detail the activity
undertaken by the Commuttee during the
year ended 31 March 2022,

Committee composition

The Commitiee is composed solety of independent Non-Executive Directors. Atiendance at
Committee meetings during the year is sel out in the following table:

Dtz of Commivies

Direcior Pasition appoistTEn Aliehdance
Alastair Hughes Chairman 1 Apr 2019 33
Lynn Cladden pMember 1 ape 2019 /3
Mark Aedy' Member 17 Nov 2021 1
Irvinder Goodhew' Member 1 Oct 2020 22

1. Mark Aedy joined the Commiattee following \rvinger Goodhew s departere from the Commitiee an
17 Novernber 2021, Mark allended an additionst Cornmittee meeting i October, before he jomed

as 3 memper,

Mambers of the senior management team, including the Chief Executive Officer, Chiet
Financial Officer, General Counsel and Company Secretary, Chief Operating Oificer and
Head of Secretarial are invited to each Committee meeting. Gther members such 25 the
Head of Qevelapments, Head of Enviranmental Sustainability, Head of Social Sustainability
and Head of Erpployee Relations are invited 10 altend the section of the meetings relevant

to their work.
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Committee effectiveness

The Commitiee’s effectivenass was
reviewed 35 part of the wider internal
Board evaluation which cancluded that
the Committee had operated effectively.
The Committee reviewed and updated its
terms of reference during the yaar, which
are avarlable at britishland.com/cornmiltees
The changes made were ta define
responsibilities between the Commiltes
and the Remuneration Cornmiltee.

Committee responsibilities

The Commitiee continues to operate 3
three-pillar approach to fullil our primary
rotes of being a first-ctass employer,
buitding and managing firsi-class buildings
and enviranments fac our communities
and occupiers, and delivering this in a
sustainable way for both our communities
and the environment. As a Cammittee,
we maKke swre that our key stakeholders
are atthe core of every discussion and
decision made in arder 10 creale Places
People Prefer.

Qver the past three years the Committes’s
respansibilities have expanded to include
greater oversight of the Company’s
environmental and social activities. To
refiect this expansion we are changing
our name to the Environmental Social
Governance Committee and will repori
vnder this name going lorward, Gur
responsibitities are listed belaw.

Understanding eur impact on the
cemmunity and ehvirgnment:
- Oversee the Transition Vehicle
- Dversee the Commuaity lavestmen: Fund
- Ynderstand the impact of our operations
on the community and environment,
including manitaring the execution
of the 2030 Sustanability Sirategy
- Understand oyr charitable activilies
Build and manage first-class buildings:
~ Oversee and monitor our Health &
Safety systems
- Moniter the processes and
mechanisms far building relationships
with customers, suppliers and other
key stakeholders

Understanding the views of employees:

- Assess and manitar cur culture Lo
ensure it alighs with our purpose,
values and strategy

- Engage with the workforce on behalf of
the Board

- Review workforce engagement
mechanisms, including considering their
oulputs and assessing their effeciiveness

- Maonitar the development of gendar
and ethnic diversity of the senior
management pipeiine, including
manitgring the executian of the 2030
Owersity, Equality & Inclusion Strategy




Key areas of focus for the
year ended 31 March 2022

This year we concentrated on British
Land’s efforts in diversity, equality

and inclusian, progress against

our sustainability strategy and our
construction and supply chain pressures.

Diversity, equality and inclusion

We have built on our Race Equality
Framework and Diversity & Inclusion
Framework, that were established last year
in response to feedback from our people. to
create the Diversity, Equality & Inclusion
Strategy. This was the product of the
outstanding effort of various groups

across the business with collaboration

and building for the future at its core -

two key pillars of our Company values. The
Commiliae was involved in the development
of the siraiegy, specifically by challenging
management to creale a framework thal
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 geliver Places
Peaple Prefer in a way that addresses the
interconnected nature of diversity. The
pillars are people and culture; recruitment
and carear progression; our leadership;
our industry and supplier networks; and
our places and communities. We require
all suppliers to adopt our Diversily, Equality
& Inclusion Supplier Charter tc ensure
our supply chains align with cur values.
Following the success of using ‘blind CVs’
for junior roles - which means at the point
candidates are selected for interviews by
line managers, indicators as to ethnicity
and gender have been removed - this year
we have used blind CVsin the recruitment
process for all levels where we can.
Looking forward, we will introduce cur
‘reverse menlering’ programme between
leaders and ethnic minogrity colleagues

We are proud to publish such an authentic
and clear strategy that we can report and
measure progress against. We hope that
it helps us be a keading force for change
in our industry.

Last year we set a target to reduce our
gender and ethnicity median pay gaps by
2% year on year. This year we published our
ethnicity pay gap data for the second year
meaning that we can compare the data {or
the first time. It is encouraging to see that
we have reduced the gender pay gap by
8.4% te 19.2% and ethnicity pay gap by 8.1%
ta 19.2%. We were also pleased to come 15"
in the 2021 FTSE Women Leaders Review
for Wemen on Boards and in Leadership.

Progress against aur

sustainability strategy

Good progress has been made on the
Sustainability Strategy. Net Zero audits
were completed guring the year at 29 assels
that cover 90% of landlord pracured energy
consumpticn. The information collated

will be invaluable in improving the energy
efficiency of our spaces and reaching cur
targel of reducing operationat carbon
emissions by 79% in respect of our
managed portfolio. The Sustainability
Commiitee, comprised of senior managers
from across the business, maonitors the
progress of the sustainability largets
owned by Executive Committee members
and which cascade through the business.

Building on the research undertaken last
year into the key local issues at our places,
this year we have identified ways in which
we will work with local communities to
address those issues where we can

have the greatesi impact.

Canstruction and supply chain pressures
The Committee remain assured that the
construction and healih and safety teams
have operated with vigilance during a period
aof volatility and challenging external factors.
Supply chain and inflationary pressures
have been actively managed through early
procurement, quick decision making. and
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redistributing materials already in our
possession, We cantinue to demonstrate
best in class construction and health and
safety practices alongside our commitment
10 sustainable develepments. For exampte,
during the design stage of 2 Finsbury
Ayenue the management tearn challengad
the design team to make design and
pracurement changes to reduce carbon to a
market leading tevel far a high rise building.

Fulfilling our responsibilities
Understanding our impact an the
community and environment

There are two threads of the Suslainzhility
Strategy: the wider environment and

the specific communilies surrounding

our properties.

Community

Our Place Based approach is central to

the Society pillar of aur 2030 Sustainabilily
Strategy. During the year the Committee
chatlenged the team to define and articutate - -
the aciivities of the Place Based approach to
help us betler communicate and amplify its
impact. As a result, we have a clear oulline

of the approach for twenty feur places.

We oversee the Community Investment Fund
which supgorts our Place Based approach
by praviding funding to charities, sociat
enterprises and community erganisations
operating in our places. Atotat of £1.4m
was spenl in the year ended 31 March

2022. This year we also launched Campus
Cammunity Funds at Paddington Central
and Broadgate in additian to the exisling
fund at Regent's Place.

Environment

Achieving net zero carbon on new
developments is 8 key component of

the strategy and we continue to manitor
and challenge the management team

to achieve the lowest possible ernbodied
carbon for our buildings, before offsetting
the remaining carbon as a last resort.

Case Study: Paddington Central
Our Place Based approach is delivered through
our Local Charter which provides & framework
of four key focus areas: employment,
education, connection and Llocal business,

Paddingten’s Place Based theme is inclusive
and accessible opportunities, and together
with our customners, suppliers and cormmunity
partners we focus on creating inclusive and
accessible skills, training and employment
opportunities that bring mutual benefits to
tath Paddington Central and people locally.

Qur Paddington Central Campus runs
employment programmes such as Bright
Lights, which links the site with lecal and
diverse talent whilst supporting under/
unemployed peaple to access employment
opporiunities; educabon initratives bke Young
Readers Programme aid local schoolchildren
in growing their lave of literacy; the Paddington
Central Community Fund connects Paddington
Central businesses to local causes. ang
affordable space on site supports capacity-
building for non-profits e.g. space donation

to Care4Calais tor a distribution unit.

British Land Annual Report and Aceounts 2022
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REPORT OF THE CGRPORATE SOCIAL RESPONSIBILITY COMMITTEE continued

Following the success of our first net

zero development at 100 Liverpeal Steeet,
which achieved a Green Building of the Year
award, we have now ofiset 1 Triton Square
and St Anne’s. lo total 22,000 tonnes of
carbon were ofiset at the two developments,
This year we alsa maintained a 5 slar
GRESB rating meaning that we continue

to be in the top guintile of participating

real estate companies for sustainability
performance globally. See pages 38-37

for further information.

The Transition Yehicle is crucial te

improve the operational performance ot

our porifolio. The Vehicle was created in
2021 te finance susiainahle initiatives on aur
standing portiotio and ofiset carbon on new
developrnents, and currently hotds £15.6m
ready to be deployed. Energy efficient
interventions on our standing portiolio

are being identified thraugh our Net Zero
audits. We will monitor where funding is
directed over the coming years and report
on specilic initistives within fuiure Annuat
Repoerts. So far, we have been improving the
energy efficiency of the standing portialio te
strengthen their EPC ratings; one example
being the installation of air source pumps at
t0 Exchange Square and 338 Eustan Road.

Engaging with aur accupiers, bath

current and future, has demonsirated that
robust environmental credentials are vital
ta thern which has heightened aur focus
on sustainable buildings which in turn
supports leasing, enabling us io let space
maore guickly and achieve higher rents.

To halp tackle this we will be introducing
sustatnability clauses in our leases. This is
a great exampte of how engagement with
our stakeholders is driving change in how
we run our business. Read more about our
environmental leadership on page 38.
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Netwark Case Stuty:

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
Cammittee works ta raise the profite of
LGB+ issues and encourage British Land
employees to be good allies. Through
variays activives including hasting socal
events, 0rganising traiting sessions,
charity fundraising and inputting inte 5L
policies, we aim to ceeaie a culture of
acceptance both within the company and

in the wider industry. Events such as our
Earporate Queer Exhibition at Broadgate
in September 2021 aim to demonstrate
that we have visible senior LGBT+ leaders
3t British Land and that employges can
bring their whole selves to work. It has
been heart-warming for me to hear from
cotleagues who are out publicly in their
wark lives for the first tirme in their role at
BL. The apporiunity ta present to the CSR
cammitiee sends 3 clear message that
Diversity & Inclusion is valued at all
{evels af the business.”

Build and manage
first-class buildings
The Committee tack time te understand

.. Mmanagement’s approach to health and

safely and was impressed with the rigour
and delail of the systems in place to ensure
our buitdings and praciices are safe.

During the year we received repofis

thai showed how we are miligating the
inflationary pressures experienced by the
cansiruction industry, driven by rmaterial
supply constrainis, tabour shortages and
energy price rises. The impact of these
external factors an our decision making,
procurement rouvles and coniractor
seleclion were brought to our attention
and challenged appropriately. We were
assured ihat they were approached with
high levels of awareness and ditigence.

Undersstanding the views

of employees

Previpusly, we have provided a separate
Workfarce Engagement Statement.

From this year, as the Comumittee is
responsibte for workforce engagement and
in practice, it farms one af the three main
responsibilities of the Commiltee, we have
integrated the Workforce Engagernent
Statement so that it forms part of the

CSR Cemmitiee Repart.

The Commitiee is well placed o raceive

updates on the below engagement methods.

This hatistic oversignt emphasises the
beneht of having the Commiitee as our
chasen workforce engagement method.

How we engage

Bl emptoyee networks

As seen on pages 35-37, our employee-led
netwarks are integral to creating and
maimarming an open dialogue to keep
management informed on social issues
impacting aur staff. By working with qur
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Board. Executive Cominittee and CSR
Cormmittee, cur networks effect real
cthange within the business, infarming on
policy and initiatives to ensure our people
ramain at the heact af everything we do.
Non-Execytive Birectors are directly
influenced by our grassroot networks
and the feedback received acts as a
{itrnus test for the health of our cutture.

As well as regular meetings with the CEO,
our network chairs are invited to present

at the Executive and CSR Committees. We
find these updates invaluable as they give
us direct comact with same of the most
passionate people in the business. Each
network is encouraged to give feedback as
to how we can polster their efforts at Board
level. The networks informed us that serior
attendance at netwark events was hugely
imporiam and sinte. these members have
made a concerled eifart to be more involved
which illustrates baw our values flow
through the entire business.

internal communication

Strong cemmunication played an essential
role in the transition back into our offices.
As pandemic restrictions were lified,
regutar emails to employees kept them
updated on warking arrangements and
Executive Commuttee mambers discussed
any major palicy changes with their tearns
1o understand how employees were feeting
which was fed back to the CSR Committes,

Following the swccessiul caturn ta our
offices. monthiy ait staff meetings resumad
led by an Execulive Cemmitiee member in
a hybrid tormal, allowing staff (e choose

to join physically or via video link,

Director engagement

Following the pandemic we were glad to
reintroduce our regular programmae of Non
Executive Director breakiasts ang lunches
with senior employees.




Following the success of the “In Conversation
with Lynn Gladden” event hosted by our
women's network, equitaBle, Irvinder
Goeodhew joined the network for 3 virtual
Q&A atterded by over 100 staff members,
where she spoke candidly about her career
and the challenges she has faced. The
session was recorded and abie o be
accessed by colleagues who could not
attend the live event.

Last year the Board endorsed a proposal
for Non-Executive Directors and Executive
Committee members te mentoer highly
performing talent within the business and
under this scheme several Non-Executive
Directors naw mentor senior employees
across the business.

Financial awareness

At the half and full year, our Chief Executive
Officer, Chief Financiat Olficer and Head of
Real Estate present the financial results to
our employees and answer queslions.

Ownership

Qur Company-wide Share Incentive Plan
and Save As You Earn Schemes cantinued
to operate throughout the pandemic. In
2020, we suspended the annual free share
award, part of the Share Incentive Plan, but
having understood from employees in our
engagement survey the high value they put
an the annual Free Share award and given
the streng financial performance of the
Company, we will be resuming this

aspect of the scherne from 2022,

Employee surveys

In February we conducted our annuat
employee engagement survey which was
the first full survey since 2019 because

we relied on more regular, pulse surveys
during the pandemic. We continue to enjoy

good results, particularly in cultural areas
that take a feng time to build, such as belief
in our social purpose and commitment to
diversity. Df note, 83% of staif surveyed
reported that they have confidence in the
leaders at British Land, and 88% reported
that they felt 8ritish Land’s commitment

to sacial responsibility is genuine.

We also saw impravement in some of our
weaker scores versus 2019; confidence in
collaboration and communication was up
by 8% following measures tn address this,
such as more internal communication and
establishing the British Land Leadership
Team. However, employees did voice
concerns ebout compensation, worklead
and career progression which have been
seen across the labour market generally
foliowing the pandemic and more recently
with the cost of living crisis.

We also took time to delve into the survey
results through a diversity lens. Overall, the
concerns mentioned above were shared by
all secioeconomic groups. A breakdown of
the resulis by gender, ethnic group and
sexual orientation was shared with the
relevant networks so they can use the

data to inform their goals and activities.

The results of the survey were presented

to employees and areas of cencern were
addressed openly. Individual teams weare
asked to discuss their team-specific results
compared o the wider Company, and their
feedback will be used to form an acticn
plan in the immediate and long term.

From April 1o June 2021 we held wellbeing
focussed pulse surveys which showed

that nearly 90% of colieagues consistently
felt supported by British Land during the
pandemic and over 80% thought senior
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leaders demoenstrated that employee
wellbeing was important. These surveys
helped us understand employees’ sentiment
and respond in the mast effective way te
make sure that our people felt looked

after during this disruptive period.

Key areas of focus for the

coming year

This has been & productive year in collating
the right data and using it to inform our
decision making. We will continue to provide
oversight af our Sustainability Strategy and
pragress against cur net zero carbon targets.
We will also report on the projects that the
Transition Vehicle will support in the 2023
Annual Reporl,

Diversity will remain a focal point for the
Committee ko ensure Lthere are processes in
place to facilitate a diverse pipeline of talent
for the future. Importantly, we will moniior
progress against the new Qiversity, Equality
and Inclusion strategy. gender and ethnicity
pay gap. and race equality objeclives. We
hope that together these abjectives will

add to the good work already carried out

in enabling our people to bring their whote
selves Lo work, which is a foundation of

our culiure at British Land. We will also
rmatntain best in class construction and
health and safety whilst steering the
business through the challenges of

the macro envirenment.

<

Alastair Hughes
Chairman of the CSR Committee

Network Case Study: BL NextGen

The NextGen Network is our newest
employee network and is chaired by
Joseph Bass and Gafar Fashola, Canada
Water Administrator Apprenlices and
Patricia Rus, Investment Associate.

“We started our nelwork in response to
previous staff survey results indicaling
that junior employees felt they lacked
meaningful ways to connect with colleagues.
In addition, retentian of junior staff at
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 wanted to create a
forum for junior professionals ta share
ideas, develop skills and widen Lheir
netwarks to develop their careers.

In the first six months cf operation,

over 40 people signed up for our Buddy
Programme, which provides new starters
wiih a ‘buddy’ for their first six months of
employment to ease integration into the
company. We also launched our TeachIn
sessions which aim to give colleagues
belter insight inlc different areas of

the business and the wider real estate
industry. Also, we have collaborated with
both the British Property Federation and
Real Estate Balance on events for our
MNelwork members, [tis imporiant {o us
to keep young professicnals at British
Land connected across the property
industry to ensure we attract the
besttalent.”
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REPORT OF THE NOMINATION COMMITTEE

Ensuring a balanced
and diverse Board

The Nomination Committee The developmeni and execution of our
supports the Board on composition, ~ 1ong term stralagic objectives, embedding

succession and diversity matters.

of gur cylture and valves and promalion
of the interests of our stakehotders are

t am pleased 1o present the report of the all dependent upon effeciive leadership
Nomination Committee for the year ended at both Board and executive lavel. It is
31 March 2022, the Cammittes’s responsibility to maintain

The Namination Committee continues to
play a key role in supporting British Land's
lang term sustainable success.

Comumittee composition and governance

an appropriate combination of skitls and
capabilities amongst the Directors. Long
term syccegsion planning at Beard and
executive level remains a key priority of the
Commitiee. We regularly consider the skills

The Committee has five members. As at the 31 March 2022 year end the Cammiltee
comprisad: Tim Score, Preben Prebensen, Alastair Hughes, Laura Wade-Gery and

Irvinder Goodhew.

Dstails af the Committee’s membership and attendance at meetings during the year are

sel oui m the iable below

Date of Commitied

Owractar Position appoiniment Attendance
Tim Score Chairman i Apr 2017 A
Alastair Hughes Member 29 July 2020 &f4
Irvinder Goodhew Member 18 Nov 2020 4l4
Laura Wade-Gery' Member 18 Nov 2G20 3/4
Preben Prebensen Member 19 Juty 2019 Ll

1. Laura Wade-Gery missed one Nomipatign Cofmmiltee meeling in May 2027 due ta illness.
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and experience on the Board (o ensure
that successtan plans maintain the correct
balance of skills and experience io deliver
the strategy over the coming years.

There were minimal changes to the Board
during the year under review. Following the
selection process as detailed in the 2021
Annual Report, Bhavesh Mistry joined the
Board as Chief Financial Qfficer on 19 July
2021, Following the departure of William
Jackson, the Committee determined the
skill sel required and following a rigoreus
selaciien and appointment process, Mark
fedy was apponted as 2 Non-Executive
Director on 1 September 2021,

Nicholas Macpherson, having served on the
Board since December 2014, has decided
not to offer himself for re-election and will
stand down at the conclusion of the AGM.

{ want to thank him for his input and
valuabte contribution.

All of the Cormimittee activities set auUin Uiy
Report were conducied within the contexi of
our unwavering commitment (o improving
inclusien and diversily across British Land.
Assisted by the work of the CSR Committes
in ensuring a diverse pipatine for succession,
consideration was given to the benefits

of diversity in its widest sense including
gender, secial and ethric backgrounds znd
persanal strengths, particularly in view of
the Company’s purpose and strategy. We
are proud of the tangible impact British
Land's diversily policies and initiatives are
having both at Board tevel and m the wider
business, and we report on Whis progress
both in this Report and in the People and
Cullure section of the Strategic Report.

Looking ahead, the Cornmitiee is focussed
an the leng term succession of the Board.
As Directors approach their nine-year
limits, the Committee has an eppartunity
to consider more broadly the skill set and
diversity of the Board as a whole, + hope
you find the following report interesting
and illustrative of our facus on ensuring
that the Board and its Committees

remain well equipped with the skills

and capabilities needed lo drive the

future success of British Land

*w@é“’*

Tim Score
Chairman of the Normination Committee



'

Key areas of focus during
the year

Director search and selection

As explzined in the introduction

Mark Aedy was appaointed as Directar
cn | September 2021,

Mark is currenily a Managing Director and
Head of Moelis & Company EMEA & Asia
Investment Banking. Prior to 2009, Mark
was on the Glebal Executive Commitiee of
Corporate & Investment Banking at Bank
of America Merrill Lynch and before that
Head of Investment Banking EMEA at
Merrill Lynch. Aside from bis executive
career, Mark holds various non-profit and
public sector board roles, including Senior
Independent Director of the Royal Marsden
NHS Foundation Trust and is a Trustee of
The HALO Trust.

The search process was conducled in
accordance with the Board Diversity and
Inclusion.-Policy and the Selecticn and
Appointrment Process, which are both
explained later in this report. Russell
Reynolds Associates, the execuiive search
firm appoinied, has no other relationship
to the Company or individual Directors.
The firm has adopted the Voluntary Code
of Conduct for Executive Search Firms
on gender diversity and best practice.

Board and Committee composition reviews
and appointments

During the year the Committee reviewed

the broader composition and batance of the
Board and its Commitiees, their alignment
with the Company’'s sirategic abjectives,
and the need for progressive refreshing of
the Board. The Committee recormmended
the appointment of Mark Aedy to the CSR
Commitiee in the place of irvinder Goodhew.
Mark brings a wealsh of financial

—

Investment experience and knowledge to
the Committee. Fotlowing the meaningful
contribution that Irvinder Goodhew braught
to the CSR Committee since her appointment
in 2020, Irvinder has been appointed to the
Remuneration Committee Baoth changes
took effect from 17 Novernber 2021.

Laura-Wade Gery and Lynn Gladden
completed their second three-year terms in
May 2021, In making recommendations for
reappaintments, the Cormnmittee considered
their performance and ability to contribute
effectively to Board discussions and to
challenge the-performance of managernent.

The Commiltee js satisfied that, following
the Board and Committee compositian
changes described above as well as the
internally lacilitated Board effectiveness
evaluation, the Board and its Committees
conlinue to maintain an appropriate balance
of skills and experience required Lo futfil
their roles effectivety.

Independence and re-election

The indegendence ¢f all Non-Executive
Directors is reviewed by the Commiltee
annually, with reference to their independence
of character and judgement and whether
any circumstances or relationships exist
which could affect their judgement. Having
regard to all such considerations, the Board
is of the view that the Non-Executive
Directors each remain independent,
notwithstanging their periods of tenure.

Prior to recommending the reappointment
of serving Directors to the Board, the
Committee also considers the ime
commitment required and whether

each reappointment would be 1n the

best interests of the Company. Detatled
consideration is given to each Oirector’s
contribution to the Beard and its

" The Commiftee i5 responsible for Teviewing
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Cemmittees, together with the overall
balance of knowledge, skills, experience
and diversity.

Following its review, the Committee is of the
optnian that each Non-Executive Director
continues to demonstrate commitment to
his or her role 25 a member af the Board
and its Commiltees, discharges his or her
duties effectively and that each makes 2
valuable contribution to the leadership

of the Company for the benefit of '

alt stakehatders.

Accerdingly, the Committee recommended
to the Board that ali gerving Directors
lexcept Nicholas Macpherson who is
standing down at the conciusion of the
AGM)] be put forward for electian or
re-election at the 2022 AGM.

Biographies for each Director can be found
on pages 101-103.

Succession planning

the succession plans for the Beard, including
the Chief Executive. We recognise that
successiul succession planning includes
nurturing our own talent pool and giving
oppertunities to those whe are capable of
growing inta more senior roles.

The succession plans for the Executive
Directors are prepared on beth shorter
and longer term bases while those for
Non-Executive Directors refiect the need
to refresh the Board reguiarly. Such plans
take account of the tenure of individual
members, The Committes's review of
Executive Director succession plans
includes consideration aof the process
for talent development within the
organisation to create

a pipeline to the Board.

Role brief

Interview

Review and

The Committee works onty

with external search agencies
which have adopted the
Votuntary Code of Conduct

for Executive Search Firms

on gender diversily and best
practice. The Committee and
agency work together ta develop
a comprehensive role brief and
person specification, aligned to
the Group’s values and culture.
This brief contains clear criteria
agamnst which prospective
candidates can be

objectively assesced.

Longlist review

The external search agency

is challenged te use the
objective criteria for the role Lo
produce a tonglist of high quality
candidates from a broad range
of potential sources of talent
This process supperts creation
of a diverse lenglist. The
Nominatian Commiltee selecls
czndidates from this ist te be
invited for interview.

Aformal, multi-stage interview
process is used to assess

the candidates. For each
appointment the choice of
interviewer is customised to
the specilic reguirements of the
role. All interview candidates
are subject {o a rigorous
referencing process.
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recommendation

The Comenittee ensures

that, prior to making any
recommendaiion to the Board,
any polential conflicts and the
significant ime commitments
of praspective Directars have
been satisfacterily reviewed.
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REPORT OF THE NOMINATION COMMITTEE continued

The Chief Execulive prepares succession
plans for senior management for
consideratian by the Commuttee with

e rest of the Board invited (o be involved
as appropriate. The Commitlee notes thal
the remit of the CSR Committee includes
cansideration of the extent to which the
business is developing a diverse pipeline
for succession to senior management roles.

A number of issues that would nermally be
dealt with by the Committee were discussed
with the full Board.

Selection and appointment process

The Committee oversees the setection and
apprintment process for Board appointment
which is summarised on the previous page.

Board Diversity and Inclusion Palicy

The Board's Diversity and Inclusion Palicy
has remained unchanged during the year,
The Board is mindful that the FCA has
recently finalised changes to the Listing
Rules to enhance the level of diversity
expecied at Board and senior management
tevel. The Company will consider the
amendments made by the FCA and
incorporate them inte the policy

as appropriate,

The current policy recognises the benefits
of diversity in its broadest sense and seis
out the Board's ambitions and objectives
regarding diversity at Board and senior
management tevel. The Policy notes that
appointments will continue to be made

on merit against a set of abjective criteria,
which are developed in consideration of
the skills, experience, independence and
knowledge which the Board as a whole
requires to be effective. The Palicy alsa
describes the Board's firm belief that in
order o be effective a board must properiy

reftect the environment in which it operates
and that diversity in the boardroom has a
pasitive effact on the quality of decision
malang. Aligned to this, the Policy has

a number ot specific quantitative and
qualitative policy objectives in support

aof Board-level diversity and inclusion,
including the foltowing commitments:

FPerformance against objectives and
updating objectives:

The objectives from the Policy in force for
the year ended 31 March 2022 included:

~ theintentian to maintain a balance such
that at least 35% of the Board are women,

- theintention to maintain al least
twa Direciars from an ethnic
minority background.

- o maintain the improved gender balance
of its leadership teams and seniar
management. Senier management is
defined as ihe Execuiive Committee
and employees in the-British Land
Leadership Team.

- toensure that there is clear Board-tevel
accountabitity for diversity and inclusion
for the wider wackforece

The Committee is pleased to confirm
ihat these objectives have been met. As at
31 March 2022 the gender diversity of the
Board and senior management was 3%
and 37% women respectively, although
Executive Commitiae composition

has decreased from 42% to 33% wornen.
Ctear accountability for diversity and
inclusion is delivered thcough the CSR
Cornrmittee, which momiors progress

on diversity and inclusicn objectives and
relevant initiatives within British Land.

The Policy can be found on our website
britishland cem/commitiees.

Average 8oard member age aver 2
four-year period’

2022 §7yearsold
2021 56 years old
2020 58 years old
201% 55 years old

1. s 3t AGM date of 12 July 2022
2. As 3t 3 March 2022,

Compasition?

Chairman 1
Executive Birectors 7
Non-Executive Qivectors [
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Induction, Board training and development
Each new Director is invited to meet the
General Counsel and Company Secretary
and Head of Secretarial to discoss their
induction needs in detail, following which
the programme s lailored specifically ta
their requirernents and adapted to reflect
their existing knowtedge and experience.

Each indutlion programime woutd
ordinarily inctude:

1. meetings with the Chairman, Executive
Directors, Commiltee Chair, exlernal
aqditor or remuneralign cansultants
{as appropriatel;

2. informalion on the corporale stratagy,
the investment strategy, the finangial
position ang tax matters lincluding
details of the Company's REIT status);

3. an overview aof the properiy portfolia
previded by members of ihe senior
management team;

4. visils {g key assets.

5. details of Board and
Committee procedures and
(irectors’ responsibilities;

b. delails of the investor relations
programme; and

7. infarmation an the Company's
approach to sustainabitity

The Committee also has responsibility

for the Board's training and professianal
development needs, Directors receive
(raining and preseniatians during the
course of the year to keep their knowtedge
current and enhance their experience.

Tenure?

0-3years
3-byears
&-F years




Key areas of focus for the

coming vear

As well as the regular cycie of matters that
the Committee schedules for consideration
each year, we are planning over the next

12 months Lo continue to focus on succession
planning both for the Boarg and at senior
managerment teval, and will continue to
develop a strong tatent pipeline and
assaciated leadership programmes.

The Committee, led by the Senior
Independent Director, will begin to consider
succession planning for the Chairman as
Tim Score approaches his ninth year as a
Director of the Company. The Committee
will cansider the appropriate time for the
Company te transition to a new Chairman
and report as appropriate against the
requirements of the Code in the 2023
Annual Report.

Board and Cammittee effectiveness

" The process followed for the internally - -

facilitated Board effectiveness evaluation
conducted during the year is described
in the Governance Review on page 108.

The Commiltee’s effectiveness during the
year was evaluated as part of the internal
Board evaluation which concluded that
the Cammittee operated effectively.

Board composition review

The Committee annually reviews the
structure, size and composition of the
Board. This review cansiders the skills
and gqualities required by the Board and
its Committees as a whale in tight of
the Group's long term strategy. external
environment and the need to allow for
progressive refreshing of the Board.
The review identifies the specilic skills
required by new appointees and guides
the Committee’s long term approach

to appointrnents and succession planning.

The Committee also reviewed its
terms of reference during the year
and no changes were recommendead.
The terms are available on our website
britishland.com/commitlees.

The Rritish Land Company PLC 00621520

“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 Comipany has and
the challenges it faces. As a result, | was
well informed and enabled to contribute
from the outset.”

Mark Aedy
Non-Executive Director

Mark Aedy's induction programme commenced shortly after
his appointmeant. Mark met with the Chairman, CEGQ, CFO
and Chairs of each Board Comrnittee te understand fully the
slrategic direction of the Cornpany as well as specific areas of
focus. Executive Committee members then met with Mark to
provide an averview of their respective areas of the business,
such as Oevelopment. Investment, Canada Water and Real
Estate. Mark also received technical briefings from other
Executive Committee members such as the HR Director,
General Counsel and Company Secretary and Chief
Operating Déficer on cormpany ¢ulture, Directors’

dutres and our investor relations programme.

In order to gain an in-depth insight into the work of our people,
Mark met with several seniar managers and subject matter
experts across the business. The Group Treasurer and Head of
Capital Markels provided an overview of the Group’s financing
and cash management arrangements. The Praperty Finance
Directer and Head of Financial Ptaaning and Analysis detailed
the Group's budgeting, capital planning and valuation
processes and the Direcior of Group Finance and Head of Tax
outlined the Groug's financial reporting framework._ in addition,
Mark met with the Director of Dperations, Head of Storey,
Head of Planning and Heads of Leasing for an in-depth

view of the operational side of the business.

Finally, in order to see our strategy in action, Mark was taken
to visit our Campuses at Breadgate 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
manitors the quality and integrity of the
financiai reperting and valuation process.
Throughout the year we have also patd
pariicular altention to our risk managemant
and internal control processes and
procedures, as well as our other
main areas of responstbility.

I am pleased to present the report of

the Auwdit Committee for the year ended

31 Mareh 2022. 1 hape that you find i yseful
in understanding our work,

The British Land Company PLC DD&21920

Committee composition

and governance

The Committee continues ta be composed
solely of independent Non-Executive
Directors with sulficient financial experience,
cammercial acumen and sectar knowledge
to fulfil their respensibitities.

Members' atiendance at Committee
meelings is set autin the following table:

Oate of
Commuitae
Direclor Pasition it
Loratre 31 Mar
Woadhause Chair 2021 3/2
Alastair 1 Jan
Hughes Mermber 2018 373
Nicholas i Apr
Macpherson Member 07 313
Preben 1Jan
Prebensen  Membar 2021 3/3

. For the purposes of the Code and FCA

Handbook, the Board is satisfied thar the
Committea 3s a whole has compeience
relevant io the real estate sector, and | am
deemed to meel the spacific requirement
of having recent and relevant accounting
experiance. Further information about
members’ quatificalions can be found in the
directors’ biegraphies on pages 101-103.

The Comimiitee meets privately with

both extgrnal and internal auditors after
aach stheduled meeling and continues to
be satistied that neither is being upduly
influenced by management. As Committee
Chair, | additionally hold regular meetings
with the Chief Executive Officer, Chiei
Financial Gfficer and ather members

of management tg abitain a good
undersianding of key issues affeciing

2021-2022 Calendar

The caleadar below gives an
overview of the key matters
considered by the Committee
during the year.

The key shows the main areas that the

Commitlee focused an and £an be used lo see
how we have spent our time during the year.

QO Inwvestmant and developrnent
properly valuations

QO Financial reporting
and Fair. Batanced and
Understandable assessment

O Risk Management and
tnternal Centrols

O Externat Audi and Internal Audit

May 21

QO Valuation reports, effectiveness
and rotation

QO 7021 draft annual report and accounts
and preliminary anneuncement

Q Fair, balanced and understandable
assessment

O Assessment of principal and emerging

O internal controls effeciveness

Q Internal audit updale

QO Information securily update

O External audit repert

(O Sustainabitity assurance report

(O Corporate Governance Code review

Q Auditor reappaintment and subsidiary
auditor approval

Q Non-audit services policy
recornmendation

O Going cencern and viability assessments

risks, key risk mndicalors and risk appetite

! July 21
AGM
Autharity for the Directors ta determine
the suditpr’s remuneration and the
reappotntment of the external auditer
were appraved by shaceholders
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the Group and am thereby able to identify
those matters which require meaningful
discussion at Commitiee meetings. ! also
meel the external audil partner, internal
audit partner and representatives from
each of the valuers privately to discuss
any matters they wish to raise or
cancerns they may have.

Committee effectiveness

The Committee’s effectiveness was
reviewed a5 part of the wider internal
Board evaluation which concluded that the
Committee continued to operate effectively.

The Commiktee reviews its lerms of
reference on an annual basis. Following

an extensive update during the year ended
31 March 2019 to reflect the adoption of

the Code, this year we made minor changes
to the terms of reference in line with best
practice, but no substantive changes

were made.

The current terms of relerence were
effective from 17 March 2022 and
are available on our website at
britishlang.com/commitiees.

.CO .

Loraine Woodhouse
Chair of the Audit Committee

_.internal controls
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Responsibilities and Key Areas of Focus

Pricrities Description

Financial reporting

Monitoring the integrity of the Company's financial

statements and any formal announcements relaling to
financial performance, and considering significant financial
reporting 1ssues, judgements and estirnates. Considering the
appropriateness of the accounting ireatment of significant
transactions, including asset acquisitions and disposals,

and the viability and going concern statements.

Fair, Balanced and
Under slandable
assessment

Assessing whether the Annual Report is fair, balanced
and understandable.

External Audit

Oversight and remuneration of the external auditor, assessing

effectiveness, independence, and making recommendatians
to the Board on the appointment of, and policy for non-audit
services provided by, the external auditor.

Internal Audit

tMonitoring and reviewing the internal audit plan, reports

on the work of the internal auditor, and reviewing ils
elfectiveness, including its resourcing.

Risk management and

Reviewing the system of internal control and risk
_. management. Reviewing the process for ideniification and -

mitigation of principal and emerging risks, assessment
of risk appetite and key risk indicators, and challenging
management actions where appropriate.

Investmant
and development
property valuations

Considering the valuation process, assumptions and
judgemenis made by the valuers and the outcomes Menitoring
the effectiveness of the Company's valuers and the proportian

of the portfolio for which each valuer has responsibility.

November 21

Valuer report, effectiveness and
appointment policy update

2022 hal§ year results and draft
pretiminary announcement

Key financial reporting judgements
Geing concern assessment
External audit review

Risk management update
Infermation security update

8EIS corporate governance reforms
tnternal audit update

internal conirals effectiveness

External audit plan, fees
and engagement

COo0O00O0OCO O .0

| March 22

O Assessrment of principal and
emerging risks, key risk indicators
and risk appetite
Annual fraud and anti-bribery and
corruplion update
Whistleblowing report
Data privacy campliance update
BEIS proposed corporate
governance reforrms
Internal audit report
Financial reporting judgements

Q00 000 O

Going concern and viability

assessmenls

QO Annual tax update including tax
planning and risk relating to tax

O TCFD updzte, including reflecting
the risk of ctimate change n our
financial reperting

Q Effectiveness of Audit Committee,

internal and external auditors

Focus for the coming year:

- Processes by which the Board identifies,
assesses, monitars, manages and
miligates risk, particutarly in the context
of a high inflationary enviranment;

- Monitor key risk areas, particularly
those scheduled for review by Internal
Audit including, but 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 pui in place
pelicies and procedures tor the FRC
reparting and BEIS reforms; and

- Consider the impact of the evolving
review of investment valuation standards
undertaken by RICS on the valuation
processes of the Group.
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REPQRT OF THE AUOIT COMMITTEE centinued

Finaneial Reporting

The Commitige tontinues (o review

the content and tone of the preliminary
rasults, Annual Report and half year
resutls and rnake recommendations to
the Board regarding their accuracy and
appropriateness. Orafts of the Annuat
Report are reviewed by the Commitiee as
a whale prior ta format consideration by
the Board, with sufficient lime provided
for feedback.

The Committee reviewed the key messaging
included in the Annual Report and hall year
resulls, paying particular attention 1o those
matters cansidered to be impartant to the
Group by viriue of their size, complexity,
tevel of judgement reguired and potential
impact on the financial statements and
wider business modet.

The Committee has satisfied itselt that the

controls gver the accuracy and consistency
of the-infofmation presented-in-the-Annual -
Report are robust. The Committee reviewed

the procedure undertaken to enzhle the
Board to provide the fair, balanced and
understandable confirmation Lo sharehalders.

Meetings were hetd between the Director
of Group Finance, Chief Operating Officer,
Cuompany Secretary and General Counsal,
Head of Secretariat, R/Corporate
Suslainability Lead and other semor
employees fo review the Annual Report
and challenge the content and layout af it
A report summarising their findings

and amandments was presented to the
Cormmutiee which then recommended to the
Board that the Annuzl Report presented 2
fair, balanced and understandable overview
of the business of the Group and that it
provided stalkeholders with the necessary
infarmation to assess the Group’s position,
performance, business medel and strategy.

The Commitlee continues to play 2 key role
in assessing whether the Annual Report is

fair, balanced and.understandablewhich is
described in further delail betgw,

The British Land Company PLL 00621920

Case Study — BEIS Corporate
Governance reforms

The BEIS Corporate Governance
reforms are expected to be introduced
in 2023/2024. We welcomne the reforms
as a positive change 1o the regulatary
enwronment. in anticipation of
signilicant changes, we have conducted
preliminary internal and external
readiness assessments and

INRE3ICL 355€55MeNts.

We have a reagmap io ensure that we
dedicate sufficient ime and rasource
over the next few years so thal we are
in 3 good positisn when the refarms
take effect.

As part of ils siandard review in respect
of public and large private companies’
accounts and reports, the FRC wrale to
the Company and provided-a-nymber~
of minor suggestions that have been
addressed where relevant and appropriate
in the 2022 Annual Repart and Accounts.
The FRC ctarified that {his did not amount to
substantive correspendence and no fermat
response was required from the Company.

Fair, balanced and understandable (FBU) reporting
The Commitiee considers annually whether, in its opinion, the Annual Report and Accounts, laken as a whote, fs fair, batanced and
understandable and whether it provides the infarmation necessary for stakeholders to assess the Company’s position, performance,

business madel and stratagy.

The following process is followed by the Commiltee in making its assessment:

1, 2

1.

[A 5

Management
Review

A graup carnpeised of
senior management
incluging members

of Investor Relations,
Financial Reparting

and Apalysis, Verification
and Eompany Secretariat
teams, reviewed and
challenged the cantent
and Layout of the Annuat
Report and Press
Release. A repart was
produced summartsing
their findings.

Extenal
auditor

The External Auditor
reported its findings
to the Commilles. The
Committee discussed
the significant issues
with the Auditor and
Director of Group
Finance and Head of
Financial Reporting.
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internal
Verification

A smallinternal group
review the Annual Report
and oversee a verificalion
process for all factuat
content and repart {heir

finthings to the Committee,

Committee
review

The Commiltes reviewed
the process in place

to support the FBU
assessrment and

a summary af its
outcomes. This review
led to changes in the
final Annual Report.

Recommend
to Boarg

The Board appraved

the Committes’s
recornmendation that the
FBI statement be made,
whict can be found in the
Directors” Responsibility
Slaterment on page 157.
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The significant issues considered by the Committee in relation to the financial stalements and broader work it has undertaken during the
year ended 31 March 2022, and the actions taken to address these 1ssues, are set out in the following table:

Significant issues How these issues were addressed Ouicome

considered

Going The Committee reviewed management’s analysis supporting the The Commiitee satisfied itself that the going concern
concern preparation of the financial statements on a going concern basis. This basis of preparation remained appropriate. In doing so,
and viability ~ included cansideration of forecast cash flows, availabdity of committed the Committee requested that a reverse siress test for
statement debt facilities and expecled covenant headroam. a higher inflationary environment be conducted. The

The Commitlee also reviewed management’s assessment of whether

the Group’s long term viability appropriately reflects the prospects

of the Group and covers an appropriate periog of lime. This included
vonsideration of whether the assessment adequately reflected the Group's
risk appetite and principal risks as disclosed on pages 88-74, whother

the period covered by the statement was reasonable given the stralegy

of the Greup and the environment in which it operates, and whether the
assumplions and sensitivities idenlified, and stress tested, represented
severe but plausible scenarias in the context of salvency or liquidity.

The Committee received a report Irem the external audiior on the results
of the testing underlaken on management’s analysis in both cases.

Commiltee agreed with management’s assessment and
recommended the viability slatement to the Board. The
viability statement, which includes our going concern
staternent and further details on ihis assassment, is
sel oui on page $7.

Provisioning

The Committee considered management’'s approach in determining
appropriate provisioning levets for rental arrears and tenant ingenlives.
including those that remain related to the Covid-19 pandemic period,
challenging assumplions and meihodology where appropriate. The
Committee also received a report from the external auditor.

The Commiltes was satisfied that the prowvisioning
approach was approgriate and proportionate lor
the Group.

Accounting
for significant
transactions

The accounting treatment of significant property acguisitions, disposals,
fihancing and leasing transactions is a recurring risk for the Group with
non-standard accounting entries required, and in some cases management
judgement applied. The Committee reviewed management papers on key
financial reporting matters, including thase for significani transactions, as
well as the external audilor’s findings on these matters. In particular. the
Committee considered the accounting treaiment of the formatian of a jaint
venture wilh AustralianSuper in respect of Canada Water. The external
auditor separately reviewed management’s judgements in relation to

these transactions and determined that the approach was appropriste.

The Commiltee was satisfied that the accounting
treatment and related linancial disclosure of significant
transactions was appropriale.

Valuation
of property
portfolio

The valuation of investment and development properlies conducted by
external valuers is inherently subjective as it is undertaken on the basis cf
assumptions rmade by the valuers which may not prove to be accurate. The
outcome ¢f the valuatian is signilicant to the Group in terms of investment
decisions, resulls and remuneration, The external valuers presenied their
reporls Lo the Committee prior to the half year and full year resulls,
providing an overview of the UK property market and summarising

the performance of the Group’s assets. Significant judgements

rmade in preparing these valuations were highlighted.

The Comnmittee analysed the reports and reviewed the
valuation outcames, challenging assumptions made
where appropriate. The Committee chaltenged the
valuers on the distinction between shopping centres

and retail parks and the valuation assumptions made

in respect of the farmer with relatively Litile market
evidence. The Commitlee also challenged the valuers

on the methadology applied in respect of Canada Water,
given the disposal of 50% of the Campany’s interast to
AustralianSuvper and the risk associated with large scale
devalopment projects. The Commiliee was salisfied

with lhe valualion process and the effectiveness af the
Company's valuers. The Commitiee approved the relevant
valuation disclosures ta be included in the Annual Report.

Taxatien
provisions

The Committes reviewed the appropriateness of taxation provisions made
and released by the Group during the period. They cansidered papers
prepared by management and discussed the views of the external auditars
10 obtain assurance that amaunts held were commensurate with the
asscciated risks.

The Committee was satisfied that the taxation provisiens
were approgriate. ‘Our Approach ta Tax is available
at britishland. com/governance.

Risk appatite
and Principal
Risks

The Commiliee received reporis from management which included a
review of Key Risk Indicators in the cantext of our risk appetite and updates
on our gperational risk.

During the year we have refreshed our principal risks in
response o how our strategy and markets are evolving.
The Commitiee resolved that management’s assessment
of the principal risks and risk appetite be recammended
1o the Board.

Assessment
of internal
cantrols

This year we have operated in the context of the proposed BEIS corperate
governance reforms and conbinually seeking to upgrade qur internal
contral enviranment. Management provided biannual confirmation of the
effectiveness of internal contrals.

The Commitiee approved proposals made by
management te imprave the risk and cantral processes
and monitoring. This included additionat internal conlrols
testing thal was put in place for the internal control
declarations from March 2022

TCFD

The Cammittee reviewed management’s progress on ensuring compliance
wilh the TCFD requirements far this year's Annual Report and Acceunts,
They considered changes proposed Lo both the strategic report and financial
statements, the process lollowed by management and the physical and
transition risk analysis wark undertaken by Willis Towers Watson in

the year.

The Commitlee steered the underlying pringiples of the
disclosure in conjunction with rmanagement, reviewing
the disclosure aver a period of time ahead ol the final
recommendation of the Annual Report and Accounts for
approval by the Board. The Committee satisfied itself that
the Group’s resulting TCFD disclosure was appropriate.
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REPQRT OF THE AULIT COMMITTEE continued

External Audit
PricewaterhouseCoopers LLP {PwC)

was appointed as the Group’s external
auditor for the 2015 Annual Report following
a formal competitive tender process. Given
the cantinuing effectiveness of PwC in their
role as external auditor, the Committee
believes it is in the best interests of
shareholders {or PwC to remain in role

for the following hinancial year and for

a comnpetitive tender process to be
complated during 2024 ahead of

ihe 2025 year end audit.

The year under review is Sandra Dowling's
hird year as engagement partner following
a mandatory rotation at the conclusion of
the 2019 audit. The Comimittee will ensure
that future rotations are undertaken as
reguired by legisiation 1o the extent that
this is not undertaken earlier by PwC.

The Committee is responsible for

- -overszeing the relationship with the -~
axternal auditar and for cansidering

iheir terms of engagement, remuneration,
eftecliveness, independence and confinued
apjectivity. The Committee annually reviews
the audit requicements of the Group, far the
pusiness ang in the contexi of the exiernal
emvironment, placing great imgportance on
ensuring a high quality, effactive external
audit process,

B0O LLP provides audit services to a
number of wholly cwned subsidiary and
joint veriure companies.

Fees and hop-audit sefvices

The Committee discussed the audit iee for
the 2022 Annual Report with the external
auditor and appraved the proposed fee an
behalf of the Board.

In addition the Group has adopted a policy
far the provision of ngn-audit services Dy
the external auditer in accerdance with

the FRC s 2019 Ravised Ethical Standard.
The policy belps to safeguard the external
auditor's independence and objectivity. The
policy allows the external auditer to provide
the following non-zudit services Lo British
Land where they are considered to be the
maost appropriate provider for:

- audit related services: including
farmal reperting relating to borrowings,
sharehalder and other circulars and
wark in respect of acquisitions and
disposals, In some circumslances, the
extarnal auditor is required lo carry out
the work because of their affice. In other
circumstances, selection would depend
on which firm was best suited to provide
the services required

tnaddition, the following protocols apply lo
nen-audit fees:

- talsl non-audit fees ace limited to
70% of the avdit fees in any one year.
Additionally, the ratio of audit to
non-audit fees is calculated in iine
with the methadology set out in the
FRC's 2019 Revised Ethical Stapdard;

- Committee approval is required where
there might be questions as to whether
the extarnal auditor has a conflict of
interest; and

~ the Audit Committee Chair is required
13 approve in advance gach additional
project or incremental fee belween
£25.000 and £100,000. snd Committee
approval 1s required for any additional
projects aver £100,003.

Tatal fees for non-audit Services amounted
1o £0.03m, which represents 5% of the total
Group audit fees payable for the year ended

31 March 2022- Betails-of-alt fees charged - -

by the external auditor during the year are
set out on page 182.

The Commitlee is satisfied that the
Company has comptied with the provisians
of the Statutory Audit Services for Large
Companies Markel Investigation (Mandatory
Use of Competitive Processes and Audit
Committes Responsibitities) Order 2014,
published by the Competition and Markats
Authority an 24 September 2014,

E#lectiveness

Assessment of the annual evaluatian

of the external auditor’s performance

was undertaken by way ol 3 questionnaire
completed by key stakeholders across the
Group, in¢luding senior mermbers af the
Finance team. The review took into account
the quality of planning, delivery and execution
of the audit lincluding the audit of subsidiary
companies], the techrical competence and
strategic knowliedge of the audit team

and the eftectiveness ol reporting and
communication between the audit

team and managemant,

PwC also provide the Committee with

an annual report on its independence,
objectivity and campliance with statutory,
requlatory and ethical standards. For the
year endad 31 March 2822, as far the prior
year, the external avditor confirmed that it
continued to maintain appropriate Internal
safeguards to ensure us independence
and abjectivity.
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The Committee concluded that the quality of
the external avditar’s work, and the level of
challenge, knowledge and tompeience of
the gudit team, had been maintained at

an appropriate standard during the year,

The Commnitlee therefore recommended
to the Baard that a resolution to reappaint
PwC as external avditor of the Company
be pul to sharehotdars at the 2022 AGM.

Internal Audit

The rote of Internat Audit is 1o act as an
independent and objective assurance
function, designed ta improve the
effectiveness of the governance, risk
managemen! and internal controls
framewgrk in mitigating the key risks

of Briish Land. Ecnst & Young LLP (EY]
continye to provide Internal Audit services
to British Land and atrended all Commiltee
meelings to present their audit findings
atongside the stajus of management actions.

During the year, the Committea reviewed,
made suggested amends to and approved
the annual Internal Audit plan, including
consideration of the plan’s alignment to
the principat nisks of the Group and its joint
yventures. Internal audits compleied duning
the year included those in relation to key
financial controls, financial reparting
systern upgrades, health and safety
processes, insurance, cyber security,

ant the Group’'s purchase 10 pay system
Overall. no significant controt issues were
wentitied although several process and
control improvements were prepesed. with
follow up audits scheduted where necessary.

Effectiveness

The annuat eftectiveness review ol the
internal auditor included consideration

of the Internal Audit charter which defines
EY's rote and responsibilities, review of the
quality of the audit work undertaken and the
skills and competence of the audit teams.
Key stakeholders acrass the Group,
inctuthng Commitiee members, Head of
Secretariat, Head of Financial Reporting
and other seniar employees, completed a
questionnaire to assess the gffeciiveness
of the internat audiler. The Commitiee
concluded that EY continued to discharge
its duties as internal auditor effectively

and should continue in the rote for the
year commencing 1 Aprit 2022,
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Feedback to inform the Committee's review of the effectiveness of the Internal and External Audit

Internal AudiVExternal Auditar

Management

Audit Committes

- Assessed audil resource and expertise.

- Reviewed the quality of audit work, skills
and competence of the audit teams.

- Considered feedback from PwC in
relation Lo the external audit process.

- Considered feedback from EY in relation
to their performance during the year.

- Reviewed EYs confirmations refating
to the internal audit including their
independerce, composition, interaction
with external auditor, Committee
and Board.

- Assessed the Internal Audit Plan.

- Reviewed the work carried out by the
Risk Committee.

~ Reviewed the guestionnaires completed
by key stakeholders regarding the
Committee, external and internal
auditors’ effectiveness.‘

- Received assurance that the
provision of information o the
external auditor complied with
the refevant disclosure processes.

- Considered the views from members,
the Finance team and regular attendees
of the Audit Commitlee,

- Assessed the cutput frem the
Cammittee evatuation and surveys
conducled during this process.

- Reviewad the external audit reports
provided to the Committee during
the year, with a specific facus on
the demonstration of professional
scepticism and challenge of
management assumptions.

- Assessed pragress against the previoys
year's focus areas.

Outcome

Follewing a review af the cutpuls from each source outlined above, the Cornmittee 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

far the internal audit and external audit functions fer the upcoming year were: to increase the allocation of time allotted 1o update the
Committee on the internal audit program, provide more information on industry trends the Company should have on its radar, work with

management to improve tHerésponse lime to conclude accounting issbes, and provide fUFther exigrnal advicé and inpitinto ouFovérall =~

risk management and internal controls processes.

[nvestment and development
property valuations

The external valuation of British Land's
property portfolia is 2 key determinant of
the Group’s balance sheet, its performance
and the remuneration of the Executive
Directors and senior management. The
Committee is committed to the rigorous
manitoring and review of the effectiveness
of its valuers as well as the valualion
process itselfl. The Group’'s valuers

are CBRE. Knight Frank, Jones Lang
LaSalle [JLL} and Cushman & Wakefield.

The Cemmittee reviews the effectiveness

of the external valuers bi-annually, focusing
en 3 quantitative analysis of capital values,
yield benchmarking, availability of
comparable markel evidence and major
culliers o subseclor movements, with an
annual qualitative review of the level of
service received from each valuer,

The valuers attend Committee meelings at
which the full and half year valuations are
discussed, presenting their reports which
include details of the valuation process,
market conditions and any significant
judgements made. The external auditor
reviews the valuations and valuation
process, having had full access 1o the
valuers to determine that due process had
been followed and apprepriate information
used, before separately reporting its
fingings to the Committee. The valuation
process is also subject lo reqular review
by Internat Audit. The Group's valuers and
external auditor have confirmed to the
Committee that the process undertaken by
British Land to accammodate the valuation
of its real estate portfolic is best in class.
British Land has fixed fee arrangements

in ptace with the valuers in refation to the
valuation of wholly-awned assets, in line
with the recommendations of the Carsherg
Committee Report. Copies of the valualion
certificates of CBRE, Knight Frank, JLL and
Cushman & Wakefield can be found on our
website 3t britishland.com/reporls.

British Land Annual Reporl and Accounts 2022

Risk management and

internal controls

A detailed summary of the Group's risk
framework as well as additional information
an our systems of internal control is set

out in the 'managing risk in delivering

our strategy’ section on pages 84-87.

The Board has delegated responsibility for
overseeing the effectiveness of the Group's
risk management and internal cantrol
systerns to the Committee. An overarching
view of the internal controls system, and the
role of the Board and Committee, is set aut
overleaf. The Committee has oversight

af the activities of the executive Risk
Committee, receiving minutes of all Risk
Committee meetings and discussing any
significant matters raised.

At the full and hall year, the Commiltee
reviewed the Group's principal and
emerging risks inctuding consideration of
how risk exposures have changed during
the period. Both external and internat

risks are reviewed and their effect an

the Company's strategic aims considered.
The assessment af emerging risks includes
a bottom-up review of all business units and
a deep dive by the Risk Committee. The
Audit Commitiee made a recommendation
ta the Board regarding the identification
and assessment of principal and

emerging risks. The Board accepted

the Commiitee’'s recommendation.
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REPORT OF THE AUDIT COMMITTEE conlinued

Half yearly, in conjunction with the

internal auditor, management reparts

to the Committee on the effectiveness of
internal cantrols, highlighting control issues
igentified through ihe exceplions reporting
procass. Risk areas wentified are considered
for incorporation in the Internal Audit plan
and the findings of internal gudits are taken
intg account when identifying and evaluating
risks within the business. Key ohservations
and management actions are reporied to,
and debated by the Committee. Far the
year ended 31 March 2022, the Commitlee
nas not identitied, nor been advised of, a
failing or weakness which it has deemed

ta be significant. Quring the year we have
unteriaken weork io undersiand how we

can maintain and enhance our information
systemns and cyber security controls, further
detail can be found in the case study,

Al the request of the Remuneration
_Commitige, the Commillee considers
annually'the fevel of Fisk taken by =~
managemeant and whether this affects
the performance of the Company. The
Remuneration Committee 1akes this
confirmation into account when determining
incentive awards granted ta the Executive

Directors and seniar management. Taking
into account reparts regeived on infernal
key controls and risk managerment, and

the resulls of the internat audil revisws,
the Committee concluded that for the year
ended 31 March 2022 there was ne avidence
of excessive risk 1aking by management
which ought o be taken into account by

the Remunearation Committes when
determining incenive awards

The Group’s whistieblowing arrangemenis
enable sll stalf, including temporary and
agency staff, suppliers and occupiers, to
ceport any suspected wrongdoing, These
arrangements, which are monitored by the
General Counsel and Company Secretary
and reviewed by the Committee annually.
include an independent and conhidential
whistleblowing service provided by a third
party. The Committee recgived a summary
of ali whistleblowing reparts received
during ihe year and conctuded that ihe

" “respensé 1o eath report By managerfhent

was appropriata. The whistlebtowing
reports were also relayed (o the Board
by the Committee Chair. :

The Britisk Land Company PLE 00421920

Case Study: Cyber Security
Vutnerability monitering is a key part
of our cyber risk mitigation strategy
as the majorwy of security incidents,
breaches ang hatks are cavsed by
the exploitatien of known software
vulnerabitities. We understand Lhat
there is a significant risk of being
targeted and we betieve that a5 a
business we should be vigilant.

We rasked a specialist team to
underiake complex vulnerability
analysis and remediation. DQuring the
year, we have completed our corporate
vulnerability remadiation programme
which included penetration testing,
supplier risk assessments, group wide
cyber awareness training. and angoing
vulnerability monitoring. We also
introduced a {echnology key risk
indicator dashboard to ensure there

is consistent oversight at Board level
as well as a new Qperational and
Compliance’ principal risk which
encompasses infermation syslems
and cyber security.

System of Internal Control
The elements that make up the system of
controt are:

Governance Framework: Struciured

with three lines of defence, the governance
structure enahles the efficient prioritisation
of key risks and actions to mitigate risk. An
Hllustration of the governance framework
can be found on page 104,

Strategic Risk Management: A holistic
view ensures that risk management is
underpinned by our strategic abjectives,
taking into consideration our priorities
and the extarnal environment.

Dperational Risk Management: Each
business unit is supperted to manage its
awn risk 1o ensure {hat potential risks are
identifted and mitigated at an early stage
This embeds the respansibility of risk

management at a business unit level.
Further detail can be found on page 84.

Assurance Framework: An element
of internal control that is independent
of business functions and Executive
Committee and Board members,

Standards and Quatity Framework:
The overarching standards and codas
that the Company and its employees
adhere 1o in performing its dulies.

Governange Strategic Risk Management Operational Risk Management Assurance Standards and Quality Framawnrt
Hoard, Audit Committee  Determineg strategic Review effectiveness of External audit Group policies and
and CSR Cammittee aclion points and risk management and Internal audu athical standard e.q.

risk appelite

Set sirategic and

financial goals

internal control sysiems

Assess the extent and
nature of principal risks

Whistieblowing policy,
Risk Management
Policy, Internat Control
framework aligns with
CO50 internat Control
Integrated Framework,
FRC Guidance

Executive Committee
and Risk Committee

Identify principal risks

Aggregation of risk
exposure and adequacy

Group Comgliance

Monitor key risk
indicators

of risk mitigation
Gaing concern and
vizhility statement

Graup Health & Safely
Business lezds report on
key controls biannually

Business units and Risk
and Contreol team

Execute strategic actions

Risk register
Day to day responsibility
far internal controls

Risk and control team
oversee the business
unit pracess including
sampte testing

Business unit policigs,
procedures, processes
and systems
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DIRECTORS' REMUNERATION REPORT

Aligning incentive with strategy

Qur Remuneration Policy aligns
management incentives with
our strategy.

Dear Shareholders

During the year under review the
Committee has focussed on three main
areas: developing the 2022 Directors’
Remuneration Policy and consulting with
shareholders: rewarding management and
the wider workforce apprapriately for the
Company's strong linancial perfermance;
and reviewing the wider systems of reward
and recognition across our business

to ensure British Land remains a
first-class employer.

Directors’ Remuneration Policy

The Directors’ Remuneration Policy

thatis currently in force was approved

by shareholders in 2019 and expires at

the 2022 AGM. The Committee has worked
threughout the year to design the Policy
which is described in detail on pages 128-134
and will be tabled for shareholder approval
al the AGM this year. The Commiltee

has worked with management and our
remuneration consuliants to produce

a policy that we helieve will incenlivise
Executive Directors to perform in such a
way that drives positive outcomes for the
business, our broader stakeholders and
crucially, our shareholders.

We are not prepasing any changes to the
quantum of incentives that our Executive
Directors will receive under the Policy,
however we are proposing a revised
framewaork of performance conditions,
most pertinently in connaction with the
Long Term Incentive Plan, to align more
directly positive management action with
positive reward outcome. In addition, we
have proposed the addition of perfarmance
conditions that specifically measure
management’s progress in achieving

the ambitious goats within our 2030
Sustainabitity Stralegy. te reduce the
levels of operational and embodied
carbon within our developments.

As Committee Chair, | have led the
programme of consultation with major
shareholders and have been pleased with
the {evel of engagement that our proposal
received. t would like to thank all our
shargholders that engaged in the process.
We have taken your feedback very seriously
and have, as a result, made meaningful
changes to the Policy which | hope you

will support at our 2022 AGM.

Company Performance & Bonus

The Company has returned o growth

in 2022 and we are pleased lo see
management action resulting in positive
pulcomes for the business. Al the start of
the financial year the UK was emerging

The British Land Company PLC (0621920

fram the third forced unational lockdown
and as the year progressed there were
perieds of mandated working from home
as well as general uncertatnlies around
variants of concern and vaccine roll outs.
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 perfermed
during the year. The financial performance
of the Company, as outlined in the strategic
report, was driven by management’s efforis
1o pivnt the Cempany towards growth.
Underlying profit for the year was up by
£50m te £251m and we saw pasitive Total
Accounting Return of 14.8%, the highest for
seven years. Rental collections, a key driver
of operational performance, were back lo
near-pre-Covid levels this year as a result
of a concerted programme of collections
working in canjunction with our customers.
We saw positive valuation growth from our
property portfolic in aggregate of 6.8% or
E699m. A tull review of the performance of
the Company during the year is contained
within the strategic report from page 62.

When determining remuneration outcomes,
the Remuneration Committee 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 putcorne of performance against

the financial metrics in general and

the individual strategic objectives set for
each Executive Direclor under the Annual
Incentive Plan. The achieved performance
resulted in a bonus of ¢, 137% of salary
earned in the year for our Executive
Directors against a maximum opportunity
of 150% of salary. This reflected the strong
performance and execution of the new
strategy of the Company.

The Committee cansiders the levels

that have been awarded appropriately
reflect the efforts of the Executive Directors,
incentivise future performance and balance
the impact of the year under review on our
shareholders and wider stakeholders.

Reward and Recognitian

The Committee has warked with the
CSR Committee tawards the end of the
year lotlowing feedback via workfarce
engagemeni mechanisms around the
structures of reward and recognition
that exist within British Land against
the backdrop of an emerging cost of
living crisis.
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DIRECTORS’ REMUNERATION REPORT contmued

Manzgement is leadiag a programma of
initiatives which are targeted in particular
at the most junior and lower paid members
of British Land's staff who are thase
hardest hit by the cass of living crisis. The
Committee is overseeing ranagement’s
efforis in this regard and was pleased (o
approve the re-introduction of Free Share
Awards under the Share Incentive Plan
during the year and an exiension of the
sarme awards which will now be made to

alt emplayees af the Group. The Committee
has aiso canfirmed thal Executive Directors
will not recerve salary increases for the year
ahead, whilst management have proposed
a progressive pay increase lor the wider
workforce with targer percentage increases
in salary being given 1o the lowesi paid

The Committee will continue to work with
management and the CSR Cammitiee to
ensure the remuneration of 1he workforce
is aligned to the culture and strategic

..~ —-girection.of the Company. - —.

Remuneration in respect of the
year commencing } April 2022
Salaries

The Committes reviewed salaries for the
Executive Directors during the year and
concluded that no changes were necessary.

Ttie Non-Executive Dicectars’ and the

Chairman's fee levels also remain unchanged.

Annuat Incentives & Long Term Incentives
The quantum of awards will remain
unchanged under the proposed 2022 Policy.
Executive Directors are eligibte lor a
maximum bonus of 150% of salary and
maximum tong Term Incentive Award of
ug to 300%. The Committee does not intend
1o geant LTIP awards above 250% of salary.

Pensions

We are commilted id ensuring that pension
coniributions acrass our workforce are
equilable. Executive Direclors receive the
sarne pension benefil rate applicable to
the majority of the wider warkforce at

15% of satary.

Gender and ethricity pay gap
Qur work to narrow the gender pay gap
since 2017 continued during the year.

The tatest gender pay gap for the 9 April
20227 snapshot shows a reduction in the
medizn pay gap of B.4% ta 19.2% from
27.6% for Briish Land. Broadgate Eslates,
a subsidiary company, has also achieved a
reduction in the median pay gap from 32.9%
Io 29.3%. More mntormation can be tound
3t britishland.com/gender-pay-gap.

The British Land Company PLC DD621520

Qur wark ta narcow the pay gap between
white and BAME emptoyees has continued
during the year. 2021 was the first time we
published our ethnicity pay gap data. As at
the 5 Aprit 2022 snapshol, 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 Broadgate Estates.

Recommendation

British Land s committed to listering
carefutly le shareholder feedback and to
applying best practice to its remuneration
policies and approach, We hape that you
will continwe to support our approach 1o
remuneration and witl vole in favour of
shis Report and the proposed Directors’
Remuneration Palicy at the 2022 AGM.

Yours sincerely,

Laura Wade-Gery
Chair of the Remuneration Committee

New 2022 Remuneration
Policy Summary

Introduction

Qur Rermuneration Policy always aims

to align with the long term Business
strategy. cullure and vatues of the
Company. The new 2022 Remunearation
Policy as outlined on the following pages,
subject ta sharehalder approval, wilt take
gifect from the date of the AGM on 12 July
2022. Payments to Directors ¢an only be
made if they are consistent with a
shareholder approved Policy or
amendment to a Policy.

How the Policy is reviewed

The Directors’ Remuneration Poticy
is determined by the Remuneration
Cammittee. The Cammittee receives
information on market practice, business
sirategy and stakeholder views from
managemaent and its indepandent
advisors. Remuneration proposals
are developed by management and
ns independent advisors based on
discussions with the Cammitiee and
are subsequently refined and agreed
based on feedback provided.

The Executive Direciors do not participaie
in the approval of the Policy and are not
present when pragasals impacting their
own remuneration are decided, other than
to provide relevani business and employee
context ko discussions with the Commitige
which takes note of any poiential conflict
of interest.

Impact of stakeholder views an

Polity review

In drawing up the Remuneration

Policy. the Cammittee actively sought

and took into account views expressed by
sharehalders. The Company engaged with
its shareholdars viz coensuliation meebings
with investor bodies, and by writing to

its largest shareholders, offering each

a meeling (o discuss rermuneration
proposals and setting oul the proposed
approach. In response Lo the feedback

on cur initial proposal, we amended our
approach and again wrate to our mayor
sharehalders satting out clearly what
adjustments we had made in response

tp feedback. The views expressed were
supportive of increasing the focus on ESG
metrics provided these were quantitative

and sireiching and for 2 greater proportion
of the LTIP tinancial meirics (but not atl] to
be based on absolute performance rather
than being assessed on a relative basis,
The Committee agreed for ESG metrics to
ba introduced into the AP and LTIP and
for 25% ol the LTiP 10 remain assessed
relative to sectar benchmarks

The Commuttee also took inte account
views of the workforce on remuneration
in general expressed via opinion surveys,
Executive Oiractor remuneration panels
and through direct engagement with
LTIP participams.

Each year the Comemiltee takes

into atcount the pay and employment
conditions of employees in the Group.
Thisyear the Commitiee noted the

general increase in salary tevels proposed
for all employees and levels of incentive
paymenis proposed which {ake account

of the impact of bath individual and the
Campany’s performaace, before setting
the remuneration of the Executive Uirectors.
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The 2019 Policy was largely considered
to have operated effectively and there are
only relatively minor changes proposed.

Under the 2022 Policy, at least 60% of
the AIP and 75% cof the LTIP respectively,

Frorn this year, the Policy will be operated
with measures that introduce a material

witl be assessed against financial metrics.

Key changes from the 2019 Policy

performance measurement with
management action whilst maintaining
a suiiable level of relativily.

There are no changes io the remuneratian
opportunity for Executive Directors under
the Policy with the maximum opportunity
under the Annualt Incentive Plan and the
Long Term Incentive Plan remaining at

nermally in bine with the workforce and
pension contributicns far Executive
Directors arein line with the rate
applicable to the majarity of the
workfarce, 15%.

Operational and factual details have
been updated, tor example details spec
to former Directors have been updatad

ific

element aligned to our 2030 Sustainability
Strategy and more closely align long term

150% of salary and 0% of salary
respectively, Salary increases are

and non-policy operational matters have
teen rmiwved Lo implementation sections.

Current AIP operation under 2019 policy

Revised AlP operation under New 2022 Policy

Quantitative Measures (70%]

Quantitative Financial M2asures [40%)

Tolal Property Return vs MSCI [weighled by sectorl 0% Tolal Property Return vs MSCI [weighied by sector] 20%
Annual Profitabibity 0% Annual Profitabitity 0%
Strategic Objective: Balance Sheet Resilience 0% Development Profit 10%
Quantitative Environmental Measures (20%]
The Global Real Estate ESG Benchmark (GRESB] 0%
Strategic Measures/Personal Objectives/Customer {30%) Improvement in EPC ratings acrass estate
~ Realising the patential of our campuses 0%
- Progressing value accretive developrent Strategic Measures/Personal Objectives/Custemer [20%]
- Targeting Lthe opportunities in Retail & Fullitment
— Active capital recycling - Realising the potental of our campuses 20%
- Peaple and sustainability - Progressing value accretive development
- Fargeting the opportunities in Retail & Fulfilment
- Active capital racycling
- Peopte
Current LTIP aperation under 2019 policy Revised LTIP operation under New 2022 Policy
Quantitative Measuces [100%] Ouantitative Measures {100%}
Total Property TPR sectar weighted |P0 benchmark 0%- 1% pa 40% Totat Property TPR sector weighted IPD 25%
Return |Relative) Return [Relalive} benchmark 0%-1%pa
Total Accounting  TARis measured as an absolute 50%
Return larget with zero vesting below 4%pa,
{Absalute] 20% at 4%pa increasing on a
straight-line basis to full vesting lar
Telal Accounting  TAR is measured relative to a market capitalisation 0% 10%na Imeasured at the end of year
3 . " 3 and compared to the year
Return {Relativel  weighted index of FYSE 350 cornpanies that use
; preceding LTIP grant}
EPRA accounting
Tolal Shareholder 50% s relative 1¢ the performance of FTSE100 40%
Return 50% is relative to a market capitalisation weighted
index of the FTSE35] praperty companies that use
EPRA accounting
. . . ESG: Operations! Carbon 25%
Zerg vesling below Threshold, 20% vesting at Threshold and full vesting Reduction 100z per sqm
at Maximum
Operatienal Energy Reduction
Zero vesting below Threshald, 20% vesting at Threshold and full vesting
al Maximum
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Alignment with Provision 40 of the UK Corporate Governance Code

Principles

Alignment with the Brilish Land Refmuneration Palicy

Clarity - rernuneration
arrangements should be
transparent and promote effective
engagement with shareholders and
the warkforce

~ The Policy prowides for clearly defined remuneration elements consisting of salary,
pension and benefits, and participation in the AIP and LTIP incentive schemes.

- The Policy is cascaded through the workforce and can te effeciively communicaisd
to Directors and when engaging with shareholders and the workforce,

- AP and LTIP performance conditions are clearly linked to the business strategy.

Simplicity - remuneration
structures should avoid complexity
and their rationale and operation
should be easy io understand

- The Palicy has been simplified over time 1o avoid undue complexity. Bucing the 2021/22
review. the use of perfermance conditions and targets has been reviewed wilth the proposed
changes providing 2 clearer line of sight and simplifying the assessment by providing a
grealer proporiten based on the Company’s absolule perfarmance which is impacted
diractly by management action, rather than assessed against marke! benchmarks.

- Theincentives have also been simplified over lime with alternative structures including
perfarmance aptians and matching shares being removed from the Directors” policy in
prior reviews.

Risk - remuneralion arrangements
should ensure reputational and
other risks from excessive rewards,
and behavioural risks that can arise
from target-bhased incenlive plans,
gre identified and mitigated

- The Palicy is designed ta pravide appropriate payouts for differant tevels of performance.
When setting performance targets the Commitieg consider the tink between pay and
performance, testing targets against historic and future performance.

- The Policy mciudes safeguards to ensure thai there is a robust link between pay 2nd
performance, including the discretion of the Committee ta reduce formulaic payouts under
the AIP and LTIP shauld they feel it appropriale. ln addition, malus and clawback provisians
provige 1he abiity 1o recover payments in tertain serious oircumsiances

Predictability - the range of
possibte values of rewards to
individual directors and any other
limits or discretions should be
identified and explatned at the
time of approving the palicy

~ The Policy pravides that under the AIP and LTIP there are clearly defined levels of
performance required for threshold, 1argel and maximum payouts.

~ Qiscretions avaitable ta 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.

Proportionality - the [ink between
individual awards, the delivery

of strategy and the lang term
perfarmance of the campany should
be ctear. Dutcomes should not
reward poor performance

- Parpcipation in the AIP and LTIP provide alignment between Directars’ remuneration and
delwery of the Company’s strategy and longer term performance.

- The AIP provides a focus on annual targets which drive long term success. A portion of the
AlP is delivered in shares lo pravide alignment over the longer term.

- ThelTIP provides 3 focus on tonger term targets including assessments against financial
and non-linancial performance conditions.

- The Policy has safeguards fe.g. performance measures, discretion, recovery provisions) to
ensure that there are no inapgropriale payments for poor perfarmance.

Alignment with cutture - incentive
schemes should drive behaviours
consistent with company purpose,
values and strategy

~ The AIP and LTIP drive behaviours consisient with the British Land's purpose, values
and strategy.

- Inparticular, the AIP inclydes 3 portion based an sirategic/personal/cusiomer measures.
The AIP and LTIP are atso aligned with the ESG strategy with distinct proportions measured
against quantitative ESG targets,

- The cascade of the Policy down the organisation means that employees are ingentivised in
lire with our values o work 1egether today ["be smarter together™; “listen and understand”|
1a prarmote the long term success of the company "build for the future™,
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Executive Directors’ New 2022 Remuneration

Policy
Fixed remuner.ation

Operation land stralegic purpose)

Maximum apgortunity Performance

condinans
Basic salary
|To attract, mativate and retain talented Executive Directors.|
The level of basic salary is set taking into account the scope The maximum teve! of basic salary will not be Nat
and responsibilities of the role and the level of remuneration greater than the current salary as increased, applicable.
paid at companies of broadly similar size. typically in line with the market and general .
) . . salary increases throughaut the Group.
Basic salaries are normally reviewed annually by the o ) )
Remuneration Committee, with increases usually taking effect  Ifanindividual is appointed ai a lower salary, for
on 1 April far the subsequent year. Employment conditions and ~ @%3Mple, to reitect inexperience as a listed company
satary increases throughout the Group are taken into account  Director, larger increases may he awarded over
when basic salaries are reviewed. future years as they prove their capability.
Changes in the scope of an Executive Director’s role may result
in a review of salary. o - - -
Car allowance, benefits and atl-employee share schemes
To pravide a car allowance and set of benefits which support the Executive Director and encourage participation in the
all-employee share schemes.
A car allowance may be paid or a company car may be provided The maximum car allowance is £20,000 per annum.  Not
to Executive Direclers. applicable.

Executive Directors are eligible to receive other taxable and
non-taxable benefits, that may include:

- private medical insurance lcovering the Director and family}
- life assurance cover
- permanent health insurance
- access to independent actuariat, financial and legal advice
when necessary
- gym membership, subsidised by the Company
- annual medical checks
- relevant professional subscription fees
- other benefits on substantiatly the same basis as
other employees.
Executive Direclors are eligible to participate in British Land’s
Share Incentive Plan [SIP], Sharesave Scheme and any other
future plans on the same basis as other eligible employees.

The Company provides Directors” and Officers’ Liability
Insurance and may provide an indernnity to the fullest
extent permitted by the Companies Act.

The maximum cosl of cther taxable and non-1axable
benefils permitted under the Policy is the amount
required to continue providing benelils at a similar
level year-on-year.

The maximum epportunities under the SIP,
Sharesave Scheme and any stbsequent plans are set
by the rules ¢f the schemes and may be determined
by statutory limits.
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DIRECTORS' REMUNERATION REPORTY continued

Fixed remuneration continued
Changes from the 2019 Poticy are hightighted

Operation land sirategic purpase)

The British Land Company PLC 00621920

Maximym apporiunity Parigrmance
canditions

Pension or pension atlowance

{Te provide an appropriate level of pension in retrement for Executive Directors.]

Executive Directors may receive p'ens'ron benefits through
a defined contribution scheme or cash allowance in lieu of
pensicn contributions.

Cash allowances in tiev of pension contributions would typically
be paid at the same level of salary as Company centributions
under the defined contribution arrangemnent. '

Unless already a member of the legacy defined benefit scheme,
Directars will not be able lo participate in it.

Employer pension contributions io Executive Not
Dire¢tors under the defined centribution applicable,
arrangement and cash allowances in lieu of pension

are made 3l a fixed percantage ol salary, no higher

than the rate available to the majority of the

warkiarce, which is currently 15% of salary.

Variable remuneration

Qperalion [and sicalegic puepagel

Maximum appnriunity Pertarmance conditions

Annual Incentive - -

{To reward performance éga\si quan('i-ta('we and strateg'ic objeél{ve-s that are set anﬁuaﬁflﬂ -

Annual Incentive awards may be granted to Executive Directors
each year, with the level of award reflecting strategic aims of the
Company. Objectives are set by the Board and rmeasures sel by
the Remuneration Cammiitee.

Awards are granted following the financial year end,
when aciual performance over that year is rigasured.

A portion of the Annuatl Incentive Award is paid in cash and
the remaining portion [net of tax) is used to purchase British
Land shares on behalf of the Executive Qirectar (Annual
Incentive Shares).

Currently one third of any Annuat tncentive Award will be
required (o be used to purchase Annual Incentive Shares.

Annusl Incentive Shares must be held for three years fram the
date of grant of the Annual incentive award before they may be
transferred or sold, regardless of whether or not the individual
remains an amployee of British Land throughout this period.
Executive Directors are emtitled to the dividends paid in respect
of the Annual Incentive Shares during the holding period.

The Annual Incentive award [cash and shares] may be clawed
back during the three-year period following determination of the
award in certain circumstances. These are set out on page 137.

The maxirmum The objeclives are sel by the main Board
level of Annual and the measwures by ihe Remuneration
Incentive which ~ Commitiee normaliy at the beginning of
may be granted the financial year over which performance

is equivalant will be assessed and following the end of
1o 150% of the fingntial year when performance can
basic salary. be determined,

Atleast §0% of the Annual Incentive will be
based an financial performance conditions,
with the remainder hased on non-financiat/
strategic performance conditions.

No more than 25% ot any part of the award
will be earned for threshald perfarmance.
Up to hatf of the maximum potential award is
payable for larget perfermance thatisin line
with expectations. If the streteh target is met
the maximurm potential award will be earned.

The Commitiea has the discration {o
adjust the outturn Lo ensure il reflects
underlying performancae.

No further performance conditions are
2itached ta the Annual Incentive Shares
durmg the holding period.
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Variable remuneration continued

Operation land sirategic purpose|

Maximum eppertunily

The British Land Campany PLC 00621920

Perfermance condilions

Lang Term Incentive Plan {LTIP}

[To link the leve! of reward ta Company performance against specified long term measures, promoting and rewarding activities

that support gur strategy and create sustainable iong term value for shareholders ]

LTIP awards may be granted annually by the Remuneration
Cormmittee to Executive Directors. Awards are in the form
of performance shares [conditional rights to receive shares).

LTIP awards typically vest after three years. The number of
performance shares vesting is dependent on the degree to
which performance conditions attached to the LTIP have been
mel over this three-year performance period. The Committee
has the discretion to adjust the outturn to ensure it reflects
underlying performance. A payment eguivalent to the dividends
accrued on vesting performance shares is paid at the

point of vesting normally in shares but in exceptional
circumstances cash.

On vesting, sufficient performance shares may be sold to cover
an individual's Liability to incorne tax and Natioaal Insurance
contributions and related costs of sale. The remaining
performance shares must be held for two years following
vesting before they are permitted to be transferred or sold,
regardless of whether 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
af grant until three years after the determination of the vesting
level of an award in certain circumnstances. These are set out en
page 137 If it is discovered that an LTIP award was granted or
vested on the basis of materially misstated accounts or other
data the Committee may require some or all of the performance
shares to be forfeited or clawed back during the five-year period
following the grant date.

The maximum

value {using the

share price at

the time of award

mulliplied by
the number of
shares} of an
LTIP award
which may

be granted

is eguivalent
to 300% of
basic salary

The LTIP performance conditions are chosen
to reward performance that is aligned with
British Land's strategy. At Least 75% of the

award will be based on tinancial related

performance conditions, with the remainder

based on non-financial/strategic
performance conditions.

Within these limils, the relative weighting

of the performance conditicns may be varied

by the Committee to ensure the LTIP best
supports British Land’s strategy and to
meel investor preferences.

For relative metrics, ibe Committee may

amend the comparator groups during the
performance period if there is a corporate
event gffecting any member of the group.

The Committee may atso amend a target or
performance benchmark if 3 different target
or benchmark is deemed maore appropriate.

Perfermance cenditions are challenging,
requiring significant outperfarmance for
100% of the LTIP award 1o vest. No more
than 20% of the award will vest if the

minimum performance threshold is achieved:
performance below the minimum threshold

for & perlormance condition will resuit
in the LTIP award in respect of that
condition lapsing.

Policy on shareholdings of Executive Directars

(Te encourage Executive Directars to build and maintain a shareholding in the Campany, including post-cessation

of employment)

The Company has a policy that Executive Directors will he
required to build and retain a level of sharehalding in the
Company, including posi-cessation of employment,

The application of this will be contained from time to time in the
Annual Report on Remuneration and is currently 225% of salary
for the CEQ and 200% of salary for the CFQ with this level being
required to be held for two years following cessation, The
Committee ratains discretion to operate the shareholding
requirerment as appropriate in specific circumstances.

The Policy
reguirernent
i5 that the
Executive
Directors

are expected
le buildup a
shareholding of
at least 200%
of salary [in
practice the
operation may
be higher).

Not appticable.
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QIRECTORS REMUNERATION REPORT continued The Beitish Land Company PLC 00621920

Non-Executive Directors’ New 2022
Remuneration Policy

Opesatian land strategic purposal Maximum opportunily Perlormante conditions
Chairman’s fee
{To attract and retain an individual with the appropriate degree of experlise and experience |

The Chairman's annua! fee 15 set by the Rernuneration Committee and  Typically increases, if reguired. will Not applicable.
reviewed annually. The level of the Chairman’s annual fee (s set taking  be in line with market.

into account fees paid at companies of broadly similar size.

Nan-Executive Directors’ fees

{To attract and retain Non-Executive Directors with the appropriate degree of experlise and experiance.)

Remuneration of the Non-Executive Oiractors is a matter for the The maximum aggregate amount Mot applicable.
Executive Direclors and Chairman, and fees are reviewed annually. of basic fees payable to all Non-

Non-E we D | . basi 1 N dditional ! Executive Directors shall not exceed
on-Executive Dwectors receive a basic annual fee plus additional fees the {imit set in the Company’s

if they are members of a Committee, and if they hold the gasition of Arlicles of Association. which is
Senior independent Direcior, Chair of 8 Commiltee, pertorm additionat currenty £900.000. Ba'sic fees do
roles ar have a greater time commitment.

not include the Chairman's fee or

The Company's Policy is to deliver a total fee at a tevel in lifie with fees for being Senior Independent - -
similar positions. Director, member or Chair of

a Commities.

Gther arrangements for the Chairman and the Non-Executive Directars
ITo support the Directors in the fulfilrment of their duties.)

The Company may retmburse expenses reasenably incurced by the The maximum ceimbursement Nat applicable.
Chatrman and the Non-Executive Qirectors in fulfitment of the is expenses reasenably incurred,

Company's business, together with any taxes thereon. togethar wilh any taxes thereon.

The Company provides the Chairman and the Non-Executive Directors ~ The maximurn value ol the Directors’

with Directors” and Officers’ Liabilily insurance and may provide an and Officers” Liabilily Insurance and

indernnily to the fullest extent permilted by the Companies Acl. the Company's ingemnity is the cost

at the relevant time,
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Notes to the New 2022 Remuneration

Policy table

Remuneration Policy for

other employees

Salary reviews across the Group are carried
out on the same basis as salary reviews

fnr the Executive Directers; consideration

is given to the individual's role, duties,
experience and performance, aleng with
consideration of typical salary levels of
employees in similar roles in comparable
companies, where the data is available.

Employees are entitled to taxable and
non-taxable benefits including pension
contributions, with executives being entitled
la substantially the same benefils as the
Executive Directors.

The Company's all-employee share
schemes [the Share Incentive Plan and
the Sharesave Scheme] are also open to
eligible employees.

The Company operates annual incentive
arrangements throughout the business
which are cascaded from the AIP objeclives,
tallered where appropriale to the specific
functions and individuals.

Seninr employees may also pariicipate
in the LTIP and/for Restricted Share
award schemes.

Choice of performance measures
Al teast 40% af the Annual Incentive

will be based on financial performance
conditions, with the remainder based

on nan-financial/strategic performance
conditions. The specific performance
conditions are determined in line with

the strategic.priorities. . .

Mustration of application of the New 2022 Remuneration Policy

The bar charts below iliustrate the levels of remuneraticn receivable by the Executive Directors in the first year of operation of the
proposed Remuneration Policy for varying levels of performance. ’

At least 75% of an LTIP award will be based
on financia! related performance conditions,
with the remainder based on non-financial/
strategic perferrance conditions. The LTIP
performance conditions are chosen to
reward performance that is aligned

with British Land's strategy.

The AIP and LTIP targets are set taking
into account the business ptan and investor
expeclations, with the Committee ensuring
there is a robust and appropriate link
between payouts and performance.

Chief Executive Chief Financial Officer

Maximur, (with 18% | 23% EABESY  comaik  Maximum beith 19% ] 2% 9% ] 19% £3.162k

share price growth} share price growth]

Maximum wh| 2 4% £369%  Maximum n%| 2% 48% £2,54%K

In line with In line with

expectations 49% [31% 20% £1,831k expectations . £9% [31% 0% £1,202k

Minirum 100% EB93k Minimurmn 100% ES8%k
T T T T T T T T T T T T T T

{£'aona) 0 1.000 2.000 3.000 4.000 5000 {£°000) 0 500 000 1,500 2,000 2,500 3.000 3,500

W Fixed pay B Annual Incentive BLUP  BLUIP value with 50% B fixed pay WAnnualincentive  WLTIP  WLTIP value with 50%

share price growth

share price growth

1. Caleulated using {a) salaries for the year ending 31 March 2023; |b) benelit values for the year ending 31 March 2022; and (¢l pension policy as applicable for the year

ending 31 March 2023 i.e. 15% of salary.
Assumptions:

Minimum: Fixed pay only consisting of salary, pension and benefits. No payouts under the AIP or LTIP.

In line with expectatians: Fixed pay ptus 50% of maximurm 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 continved

Approach to recruitment
remuneration

Executive Directors

Basic salaryis sat at a level appropriate
to recruit @ suitable candidate, taking inte
account externat markel compelitiveness
and internal equity. The levet of basic
salary may initially be positioned below
the mid-market ¢f the chosen comparater
group, with the intention of increasing
it around the mid-market of the
camparator group after an initial

period of satisfactory service.

Individuals will be 2ble to receive a
contribulion to a pensiton plan, or cashin
lieu thereaf, and the Company coniribution
will not be greater than the rate available to
the majarity of the workforce fcurrently 15%
of salaryl.

Where a racruit is {orfeiting incentive
awards granted by his or her existing
employer, compensation in the form of

a restricted share glan (RSP award or
olherwise may be made |in accordance
with Listing Rule 9.4.2], the maximum value
of which will ba that which the Cammittee,
in its reasonable opinien, considers 1o be
equat to the value of remuneration forfeited.

The vesting of the award may be subject

1o additional performance measuras being
mel over the same periad. The Committee
will determine the most relevant measures
to use at the time of award, bearing in mind
the respansibilities of the individual being
apgainted and the Campany’s strategic
prigrities at the tme.

The Company's Policy is to give notice
periods of no longer than 12 months,

136

Chairman and Non-Executive Directars
On recruitient, the Chairman will be
ottered an annual fee In accordance with
the Palicy. The level of the apnual fee may
initially be positioned below the mid-market
level, with the intention of increasing it

ta around the mid-market lavel of the
comparator group after an initial period
of satisfactory service. Non-Execulive
Directors will be offered Mon-Cxecutive
Directors’ fees in accordance with

the Palicy.

Appointment of internal candidates

4 an ewsting employee of the Group

is appointed as an Executive Direcler,
Chairenan or Naon-Executive Director,
any obligation of commitment entered
into with that individual prior to his or
her appointment can be honoured in
accordance with the Lerms of those
abligations or commitments, even wheare
they differ from the terms of the Poliey.

Poliey on loss of office

Executive Directors

The Exacutive Directors’ service contracts
can be {awfully terminated by either party
giving 12 months’ notice, or by the Campany
making a lump sum payment in lieu of
notice [PILOM) equal to ihe Executive
Director’s base salary for the notice period.
Additionally, when the Company makes a
PILON, it may either pay a lump sum equat
to the value of any benefits for the natice
period or continue (o provide benefits untl
the nolice period expires or the Execulive
Director starts new employment (whichever
is the earher]. These lawiul termination
mechanisms do not prevent the Company,
in appropriate circumstances, fram
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terminating an Executive Directar’'s
employment in breach of s or her service
contract and seeking to apply mitigation in
determining the damagas payable. Where
this is achievable in negotiation with the
outgeing Director, settlement arrangemanis
are structured so that the termination
payment is paid in instatrments and the
instalments are reduced by an amount
equal (o any earnings received from the
outgoing Directar’s new employment,
consyltancy or ather paid wark.

Far departing Executive Oirectars and
Executive Directors that have teft British
Land the Committee may agree to cash
commutation of pension benelits under the
defined benefit scheme tincluding EFRBS
benefils] and other pension arrangements
entered into priof tb the adoption of the 2022
Remuneration Policy. Any commutation
would take inta account valuations provided
by independent actuariat advisers so as to
be underiaken an a basis considered by

the Cammittee ta be cost neutral ta

the Cornpany.

The circumstances of the toss of office
dictate whether the individual is treated as
2 goad leaver or otherwise, in accordance
with the Company's Policy, The Commities
uses its discretion to form a view taking into
accountd the circumstances. Good leavers
typically receive pro-rata Annuat Incentive
and lang term incentive awards, subject

o performance measurement, and other
leavers forfeit their entitlements. In the
evenl of a change of cantrol the rules

uf the share plans generally provide for
accelerated vesting of awards, subject
{where applicable] ta lime apportionment
and achievernent of perfoermance targets.



Details of the Executive Directors’ service contracts and natice perinds are given in the
table below:

Normal notice pericd Lo be

Director: Length ol service contract Date of service coniracl given by either parly
Simeon Carter 12 menths 18 Novernber 2020 12 months
Bhavesh Mistry 12 menths 19 July 2021 12 months

Chairman and Non-Executive Directors
The letters of appointrment of Non-Executive Directors are subject to renewal on a trienmal
basis. In accordance with the UK Corporate Governance Code, all Direclors stand for
election or re-election by the Company's shareholders oan an annual basis. The Directors’
service conlracts and letters of appuintinent are avaitable for inspection during normal
business hours at khe Campany's registered office and at the Annual General Meeting.
The unexpired terms of the Chairman’s and Non-Executive Directors’ letters of
appoiniment are shown below:

Elfective date of

ppoiniment in mast

Criginat date of recent letter of Unexpired lerm at

Oirector: appaintment appointrment 31 March 2022 |months)
Tim Score (Chairman) 20 March 2014 19 July 2019 3
Preben Prebensen (S10] 1 September 2017 1 September 2020 28
Mark Aedy 1 September 2021 1 September 2021 40
Lynn Gladden 20 March 2015 24 May 2021 28
" Irvinder Goodhaw 1 October 2020 1 October 2020 28
Alastair Hughes 1 January 2018 1 January 2021 28
Nicholas Macpherson 19 Decemnber 2014 1 December 2017 14
Laura Wade-Gery 13 May 2015 24 May 2021 28

Loraine Woodhouse

1 March 2021

1 Mareh 2021

28

Although the Chairman’s and Nen-Executive Directors’ appointments are for fixed

terms, their appointments may be terminated immediately withowt notice if they are not
reappointad by shareholders or if they are removed from the Board under the Campany’s
Articles of Asscciation or if they resign and do nol offer themselves for re-election. In
addition, their appointments may be terminated by either the individizal or the Company
giving three months’ written notice of termination {or, for the current Chairman, six
moniths’ written nalice of terminationi. Despite these terms of agpointment, neither the
Chairman nor the Non-Executive Directars are entitlad to any compensation |ather than
accrued and unpaid fees and expenses for the period up Lo the termination! for loss of
office save that the Chairman and Non-Executive Directors may be entitled, in certain
limited circumsiances, such as corporaie ransactions, Lo receive payment in lieu of their
notice period where the Company has Lerminated their appointment with immediate eifect.

The Rritish Land Company PLC 00421920

Malus and Clawback

in relatian to both Annwal Incentive Plan and
LTIP awards under this Policy, malus and
clawback provisions will apply in the
following circumstances:

- discovery of a material misstatement
resulting in an adjustment in the sudited
accounts of the Group

- the assessment of any performance
condition was based on error, or
inaccurate or misleading infermation

- the discrvery that any information used
to determine cash or share awards was
based on error, or inaccurate or
misleading information

- action or conduct of a participant which
amounts to fraud or gross misconduct

- corporale failure

~ events or the behaviour of 3 participant
have led to the censure of a Group
company by a regulatery authority
or have had a significant detrimental
impact on the repuwtation of the Group.

Discretion

The Committee has discretion in several
areas of Policy as set out in this Report.
The Remuneration Comrnittee may also
exercise operational and administrative
discretions under relevant plan rules
approved by shareholders as set outin
those rules. In addition, the Cammitiee has
discretion to amend the Policy with regard
Lo minor or administrative matters where it
would be, in the opinion of the Committee,
disprogortionate to seek or await
shareholder approval.

In addition, the Commitiee retains the
discretion to override the farmulaic
outcomes of incentive schemes. The
purpose of this discretion is to ensure
that the incentive scheme outcomes
are consistent with overall Company
performance and the long term
experience of shareholders.

Pre-existing obligations

and commitments

It is a provision of this Policy that the
Company can hongur ali pre-existing
abligations and commitments that

were entered into prior Lo this 2022
Remuneration Policy taking effect. The
terms of those pre-existing obligations

and cormmitments may differ [rom the
terms of the Remuneration Policy and may
include {withaut limitation) obligations and
commitments under service contracts, long
term incentive schemes {including previous
Long Term Incentive Plans), pension and
benefit plans.
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How we intend to apply our new 2022 Remuneration Policy during
the year commencing 1 April 2022

The following pages set out how the Committee intends to apply the 2022
Remuneration Policy during the coming year, subject to shareholder approval.

Executive Directors’
remuneration

Basic salaries

The Executive Directors’ salaries for

the year beginning 1 April 2022 will
remain at their levels on appointment
into their current rates (Sirman Cartar an
18 November 2020 and Bhavesh Mistry
19 July 2021). For context, the average
increase provided ta the wider employee
population on 1 Aprit 2022 was 7%.

Basic salary
Owector: €000
Simon Carter . 750
Bhavesh Mistry 490

Pension and benefits

Both Execytive Directors will receive a 19%
of salary pension contribution/allowance.
Benefits will be provided in line with the
policy and include a car allowance and
private medical insurance.

Annual Incentive awards

The maximum bonus opperiunity for
Execulive Direclors remains unchanged at
150% of salary. The performance measures
for the Annual Incentive awards have been
revised 1o provide ctoser alignment to our
strategy under our new CEQ and CFO and,
in particular, reflect more tully our
sustainabitity agenda. This 1s set out

in the table below.

The detailed targets that the Committee
sets are considerad to he cammercially
sensitive and as such the specific largets
and performance against them will be
disclosed in the 2023 Remuneration Repart.

In assessing how the Executive Directors
perform during the year commencing

1 Aprit 2022, the Cormmiitee will iake into
account thefr performance against all of the
measuces and make an assessment in the
round 1o ensure thal performance warrants
the level of award determined by the

table below.

This year. once again, the Commitiee will
asaess pecformance in the context of the
wider slakeholder experience and overatl
corporate outcome. Discretion may be
execcised by the Cammittee and, if this s
the case, 3 full expianation will be set out
in next year's Report.

As disclosed previously, the Committee
agreed that far Annual Incentive awards,
the sector weighted M5CI March Annual
Universe benchmark fwhich includes sates,
acquisitions and developments and so takes
into account active asset management as
well as a more representative peer group)
would be moslt suitable.

in line with current praclice, (wo-thirds of
any amount earned will be paid in cash with
the remaining one-third net of tax) used to
purchase shares which must be held for a
further three years

Mezgure Target Weighting
Anmual Financiat budget targets for profitability
rotitability 0% payout for meeting a threshald tevel rising to 100% 30%
P ! payout for at least matching a stretch (evet
S ——|
Quantitative
Financial Taotal Property Raturn cutperformance target
Measures: LOS'::: r‘::rer:: dﬂ: ";’:L::r! 17% payout for matching the MSCI benchmark index rising 20%
40% reward 9 ¥ ta 100% payout for autperforming by 1.25%
weighting b .
Financial budget targets for development profit -
Cevelopment prafit 0% payout for meeting 3 threshald tevel rising to 100% payout 10%
for at least matching a stretch level
e T e —— |
e
Benchmark score targets ter GRESB raling. D% payout lor
o The Global Real Estate meeting a threshold score rising to S0% payout tor matching
Quantitative ESG Benchmark (GRESB) the score that achieves a 5 star rating and rising to 100%
Environmental paydut 1 at least matching a stratch level scars
Measures: 0%
20% reward AB rating across the estate. 0% payout lor meeting a
weighting EPC rating across estate threshold level, rising to 100% paycut for at least matching
a stretch level
O Realising the patentiat
of Campuses
Strategic/personalf Progressing value
customer objectives acecretive developments
measures . - ) 20%
20% reward O Targeting apportunities C_umlmer;lally senlsn_hve s_a these wﬂl‘he tutly
weighting in Retail & Fullilment disclosed and explained in next year's Report
O Active capital
recycling

O People
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Long term incentive awards
LTIP awards will be granted to Executive Directors during the year commencing 1 April 2022, after the canclusion of the 2022 AGM.

the size aiu timing af the award will be determined by the Committee at a later date and disclosed in an RNS anneuncement.
Full details will be included in next year's Annual Report.

Subject to shareholder approval, the performance measures that are intended Lo apply ta the 2022 LTIP award are as below.
These performance measures will be assessed over a period of three years. A two year post-vesting holding period applies to
any shares vesting.

Measure Link to strategy Measured relative lo Weighting
Total Accounting Return {TAR] The TAR measure is designed TAR performance will be assessed against 50%
The growth in British Land’s EPRA Net to link reward to performance at largets setin the context of the busingss

Tangible Asset Value [NAV] per share plus  Lhe net property level that takes  plan and investor expectatians over the

dividends per share paid over the LTIP account of gearing and our long term.

performance period. distributions to shareholders.

Threshold, 4% per annum__

Maximum: 10% per annum

Total Property Return [TPR) The TPR measure is 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
expenditure incurred, plus net incorne. TPR performance at the gross weighted benchmark.
is expressed as a percentage of capital property level. Threshold: Equal o Index
employed over the LTIF performance
period and is calculated by MSCIL Maximum: Index +1.00% per annum
Environmental, Social, Governance (ESGl  The ESG measure is designed ESG performance will ke assessed against 28%
- Operational Carbon Reduction to link reward to delivering targets setin line with achieving our
[COqe per sgmi our 2030 ESG cormmitments sustainability vision.
- Operational Energy Reduction measured against a

h QOperational Carbon Reduction
2019 basetine. Threshald: 10% reduction
Intermediate: 20% reduciion
Maximum: 30% reducticn

Operational Energy Reduction
Threshoid- 7% reduction
Intermediate: 10.5% reduction
Maximum: 14% reduction

No vesting below threshold performance with 20% of the proportion altached to that measure vesting for threshold performance.
There will be straight-line vesling between threshald and intermediate (if applicablel and stretch perfarmance targets.

The Committee retains the discretion to override the formulaic outcomes of incentive schemes. The purpose of this discretion is to
ensure that the incentive scheme outcomes are consistent with overall Campany performance and the experience of our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chairman and Non-Executive Oirectors are positioned araund mid-market with the aim of attracting individuals with the
appropriate degree of expertise and experience. The fee structure set out below is unchanged since being applied in 2019. The Chairs of
Committees also receive a membership fee.

Chairman's all inclusive annual fae ' £375.000
Non-Execubive Director's annual fee £64,000
Senior Independent Director's annual fee £10.000
Audit ar Rermuneration Committee Chair's annual fee £20,00D
Audit or Remuneration Committee member's annual fee £8,000
CSR Committee Chair's annual fee £14,000
Namination or CSR Commitiee member’'s annuwal fee £5,000
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DIRECTORS' REMUNERATION REPQRT continued

REMUNERATION ATA G Ce

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
‘arvead’ of focusT Campiides
and Retail & Fulfilment.
Delivering against these areas lays the
foundation for future value creation, We
take a long term appreach ta rynning our
business: our focus is to deliver positive
outcomes for all of our stakeholders on

a long term, systainabte basis which can

mean that actions taken in any ane year
take time to deliver value.

148
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To deliver on this strateqy. we have developed four priarities:

Realising the Progressing
value accretive

developments

patential of
pur Campuses

Targeting
opportunities
in Retail &
Fulfitment

Active capital
recycling

Peaple & Sustainability

We have developed 3 hest in class platiorm,
including a broad range of skills across our
businass, which will support the delivery ol
our strategy. Read more on pages 18-27.

Qur remuneration philosophy is to

__incenlivise and reward employess acrass the  Over the longer tecon, we meastre our N

Group. We sei objectives for our Execuiive
Direclors which are cascaded throughout
the business, with Executive Commities
sponsors, 50 that they are integrated within
the day-lo-day managemem of ihe business.

tn determining what the best measures

of performance are lor incentivising

our employees, the Commitiee strikes a
balance between the short term and longer
term goals that it sets. The short term goals
are 3 mixture of the delivery of objectives
linked to aur priorities and annual

financial performance,

Qur new 2022 Remuneratian Policy

1 year performance

This ¢reates an alignmeant with
sharsholders ensuring that the level of
annual bonus is nat out of ling with the
performance of the business in the
financial year.

performance againsi setecied market
benchmarks. We only deliver rewards
where the business at least matches
those benchmarks and we share a

small perceniage of any outperformance.
We tailor these benchmarks to be as
relevant as passible to the cemgpasition af -
our business bul we recogmise that there
may inevitahly be a degree of mismaich.

The chart below illustrates the alignment
betwaeen [i] whai we are focusing on

daing lour strategic abjectivash, (il what

we fneasure and report on and fiilt what we
reward Executive Divectors for delivering.

3 year performance

Annval

pratitability ~Prolit targets

't ti
Development Protit Profil

- Targets for Development

Property valuation changes.

~Relalive Tolal Properly
Return autperiormance

~ Retative Tolal Property
Return aytperiarmance

Total Accaunting Retura

- Apseiyte Total Accounting Return
performance against a target range

Environmental Measures

benchmark

- EPC ratings acrass estale
- GRESB Real Estate

- Operational carbon reduction
- Dperational energy reduction

Realising the petential of
our Camguses

Progressing value
accretive develapments

Targeting appartunities
in Retait & Futfilment

Active Capital
recycling

O Peopte

~ Slrategic/personal/
cuslomer ob, ectives lo
deliver our prieritizs
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Summary of the current 2019 Remuneration Policy and how we applied it
The Remuneration Policy was approved by shareholders on 19 July 2019. The Policy will apply until the AGM in July 2022.
The Remuneration Policy is set out in kull in the 2019 Annuwal Report and is available on our website britishland.com/committees.

Element of Link 1o strategy Frampwork
remuneralion
Fixed Basic salary Attracts and relains experl people with Reviewed annually and increases typically in tine with
the appropnate degree of expertise and the market and genei al salary increases throughout
experience to deliver agreed strategy the Group
Benefits Benefils are restricted to a maximum of £20,000 per
annum for car allowance and the amount required to
continue providing agreed benefits at a similar level
year on year
Pension Defined contribution arrangements - cash allowances
contribution in lieu of pension are made to the CEO and CFO at 15%
of salary
Variabte Annual Performance measures related to British Maximum opportunily is 150% of basic salary. 2/3%is
Incentive Land’s strategic focus and the Executive paid in cash with the remaining 1/3™ [net of taxl used
Directors’ individual area of responsibility to purchase shares on behalf of the Executive Director
ara set by the Committee at the beginning |Annual Incentive Shares] which must be held for a further
of the financizl year three years whether or not the Executive Oirecter remains
an employze of British LLand
Long term  Total Property Return (TPR| links reward LTIP grants were set at 250% last year in the form of
incentive to gross property performance performance shares, within the maximum value of an

Total Accounting Return (TAR[{inks
reward to nel property performance
ang shareholder distributions

Total Shareholder Return [TSR]
direcily correlates reward with
shareholder returns

LTIP award of 300% of salary

Executive Directors’ remuneration
The tabies below show the 2022 actual remuneration under the current 207% Remuneratian Policy against potential opporiunity for the
year ended 31 March 2022 and prier year 2021 actual remuneration for each Executive Qirector. The figures for Bhavesh Mistry's actual
and potential 2022 remuneration are pro-raied to reflect part service during the year and include the value of awards granted upon
appointment to replace pre-existing incentives from his previous employer as detailed on page 144.

Full disclosure of the single total figure of remuneration for each of the Directors is set out in the table on page 142.

Simon Carter

Bhavesh Mistry

£000 €000
FY22 Aclual £1,912 FY22 Actual Buyout E2.168
FY27 Palential LTI £3.354 FY22 Potential Buyout £2.218

FY21 Remuneration in respect ! CFO role until . . .
FY21 Acteal 18 Mavernber 2020 and as CEG unti year and E1.149 F¥21 Actual N/A -~ joined British Land in Juty 2021
T T T T T T T T T LI T T T T
Q 500 1,000 1,500 2000 2500 3000 3,500 a 500 1,000 1,500 2,000 2,500
Salary  Benefits Pension  Annual Incentive  Long term incentives/

Buyauts
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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 imptementad the Directers’ Remuneration Policy during the year ended 33 March 2022 and the
remuneration received by edach ol the Directors.

Single total figure of remuneration {audited)
The following tables detail alt elements of remuneration receivable by British Land’s Executive Directors in respect of the year ended
31 March 2022 and show comparative fiqures for the yzar ended 31 March 2021,

Penasian ar  Diner items in

Taxabie pension  the nature ol Bnnual Long Yerm Fixed Variatte

Satary henatits i [ Vivast i wash Tatal  remuneralion feMmuneration’

n2? pirr3 022 02z p2rrs mn2 2022 w22 Firad

Execuive Direciors 008 000 £00e £a00 £000 £008 908 998 hi
Simon Carter 750 20 113 n 1,024 0 1,919 893 1,026
Bhavesh Mistey® ~ Tt 34T T 14777 TUs2 T 1,292 449 0 2172 415 1,787

. Estimated outcames. 2022 Annual Incentive outcnmes ace subject ta the publication of inal MSGLresults.

. Forecast outcomes. 2022 Long Term Incentive outcomes are subject to canfirmation of final vesting lavels in June 2022.

. Bhavesh Mistry was appainted as a Oirector on 19 July 2021. Amaunts paid sre tiene appartioned accardiagly.

. £1,288 044 of the amount paid to Bhavesh Mistry regresents awards made to Bhavesh undar the Company's Lang Teran lncentive Plan to replace pre-existing
awards from his previous employer that lapsed when he left to join the Company. These are regarded as variatle remunaration. Full delafls of the grants that are
included in this amount are described in detail on page 146,

B LAY —

Pension or  Other Hems in

Tarahbly peasion  the nature af Anoaal Lang tarm. Fired Vaoable

Salary’ benelits allgwance  remuneration intentives? incantives’ Tetal  remuneration  remuneration

un pLra) 0N a2 pirdd 62 un w0 P

£600 €000 £000 {000 E£000 €003 £000 £000 £000

Sirmon Carter 537 20 3% 10 473 ] 1,149 §76 473

As described within the 2021 Annuat Report, Siman Carter's salary reflects the perfod from 1 April 2020 to 17 Novernber 2020 as CFO tor which he was paid a
pro-rated satary based on a full year equivaleni of £500.000 and from the period from 18 Novernber 2020 to 31 March 2021 as CED for which he was paid a pra-rated
salary based on 3 fult year equivalent of £750,000. Additionatly. as previousty disclosed. the full Board waived an amount equal 1a 20% of thair respective fees and
salanes for the four months from April o July 2020 in response o the Covid-19 pandemic.

Confirmed puicomes. Aciuat Annual Inceniive ang Long Term Intentive guitomes are confirmed afier publication of the Annuat Report each year Forecast
estimated higures were published in the 2021 Report: the actual oulcomes, which were unchanged from the estimated ligures, are reflecied in the table above.

~

Notes to the single total figure of remuneration table (audited)

Fixed pay .
Taxable benefit

Taxable benelits include car altowance far Siman Carter of £16,700 and for Bhavesh Mistry of £11,746 and private medical insurance.

Dther items in the nature of remuneration

I addition to the joining awards made to Bhavesh Mistry as described in faatnote 4 1o the single figure table, other itemns in the nature of
remuneration include: life assurance, permanent heatth insurance, annyal medical check-ups, grafessansl subscriptions, the value of
shares awarded under the all-employes Share Incentive Plan and any notional gain on exercise for Sharesave optiens that matured
during the year, if any.

Pensions

Sumon Carter is @ member of the Oefined Contribution Scheme and utilises bis Annual Pension Allowances; the remaining amount of
his pension is paid in cash, for him 1o make his owrt arrangements lor retirement. Siman Carter is also a deferred member of the Brinsh
Land Delined Benefit Pension Scheme in raspect of his employment with British Land earlier in his career. The table below details the
defined benefil pensions accrued at 31 March 2022, Bhavesh Mistry does not participate in any British Land pension ptan. Instead he
receives a cash allowance in lieu of pension to rmake his own arrangements for retiremnent.

Definaid benefil

PENSION arerud 3l Normat

It March 2022 ctiremrent

Execuiive Director £000 age
Simon Carter 40 [14

There are ng additional benetits that will become receivabie by a Director in the event that a Uirectar retires early.
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Annual Incentives FY22 (audited)

The level of Annual Incentive award is determined by the Committee based on British Land's performance and Executive Directors’
performance against guantitative and strategic targets during the year. For the year ended 31 March 2022 the Commitiee’s assessment
and outcomes against these criteria (before exercising any discretion) are sel out below. Quanlitative measures are a direct assessment
of the Company’s financial performance and in the very long term business we operate are a refiection of many of the decisions taken

in prior years. The delivery of strategic objectives pasitions the future performance of the business so payouts under this part of the
Annual Incentive Plan will not necessarily correlale with payouts under the quantilalive measures in any year. The level of bonus
calculated by 2pplying the criteria below generated an cutcome of ¢.137% of salary for the twa Executive Direclors against a

maximum opportunity of 150%.

Parformance
n l_m_e with
e::::::;:;s Perfarmance in line Finat
0% Payout Perlormance wilh maxnmum oulcome Final
except TPR of in line with expeclations 1% of autcome
The Quanlitative measure Weighting 17% Payouih expectations {100% Payguil max] [%ofsalary) Performance range
Net Asset Value changes 20%
Obps +125bps 17% payout for
matching the MSCH
Total Property Return R 5 o Benchmark rising
vs MSCI Benchmark! 20% 310ps . 20.00%  30.00% 10 100% payout for
outperforming by
- +240bps 12Shps -—-
Annuat Prafitability 30%
£200m £202m £210m 0% payout for meeting
Underlying Profit 30% . 30.00%  45.00% athreshold level rising
£251m to 100% payout
Balance Sheet Resilience  30%

" . 24 months 36 months 0% payoul for meeting
Refinancing L
Assessed by camparing . . ] 15 006 a lhre:hold levefl rising
torecast net debt o the 10% 0.00% 5.00% to100% payout for at
finance we have in place least matching 3

P 42 mths stretch level
£1.0bn E1.5bn 0% payout for meeting
Liquidity a threshold level rising
Based on available 10% 10.00% 15.00% to 100% payoul for at
facilities and cash s least matching a
€1.5bn stratch tevel
Sub-taotal 0% 70.00% 105.00%

1. The above chart is a forecast ol the 2022 TPR outcomes which will depend on performance against MSCI figures that will only became available sfter the publication
of this Report and as such, represent an eslirnate of the finat figures.
2. £1.5bn is the average liguidity available throughout the year. [As at 3% March 2022 available liquidity was £1.3bnk.
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Simon Carter

Measure

Weighting

Ouicome

% award

The British Land Campany PLC 00621920

Firal oulceme  Final auteame
Peotmax) 1% of salary}

Active Capital recycling

5.00%

Over E1bn of sales and two new jaint ventures created:
completed on 50:50 Canada Water JV sale and exchanged
on sale of 79% stake in majorily of assets at Paddington
Campus in Aprit 2022.

£17%

Evolve our offer driving
leasing and operational
outperformance

3.00%

3.9m sq {t of total leasing completed in FY22 ang Storey
occupancy increased 1o 86%.

3.00%

Fargeting Opporiunities
in Retail & Felfilment

5.00%

Invested in Retail parks, purchasiag the minority
interestin HUT and completing an a further £201m
Retait Park gurchases.

Made significant progress on invesiing in logistics and
have rapidly assembled a £1.3bn devetopment pipelineg
facused on London.

3.00%

Realising the Potential
of Campuses

5.00%

Acquired £102m of assets outside of London aligned to
growth and innovation.

Plans in place to grow 2xposure la innovation occupiers at
our Campuses. Completed lettings to innovation tenants
at Regent’s Place and Broadgate.

2.67%

Progressing value
accretive development

5.00%

1 Broadgate riow fully tet for ptaced ynder opiion]
{ollowing pre-lets to JLL and A&D. Maintzined momentum
with Campus developments, with 319% of costs on
committed schemes now contracted.

3.33%

Paople & Sustainability

7.00%

OE&1 strategy approved by CSR Comrnittee; 8.4%
reguction in median gender pay gap (to 19.2%} and

8.1% reduction to median ethnicity pay gap {to 19.2%)

as at 5™ April 2022.

£ngagement survey conducted wath score of 69%.
Delivered 18 Place Based initialives in FY22,

Net Zero carbon audits compleied, and plans incorporated
into the businass planning process. EPC modelling across
managad assets being completed and aligned with net
zero pathways; embedied carbon 632kgC0x/m? on office
development pipeline.

5.00%

21.17% 31.75%

Bhavesh Mistry

Measure

Weighling

Outcerne

% avard

Final cutcamte  Final outcome
(% of max}  [% of salary)

Active Capital Recycling

8.00%

Fiteh rating of A affirmed for unsecured credit.
Sirong engagement with investors and Analysts across the
year including events at Norton Folgate and Canada Water.

5.33%

Evelve qur oller, driving
teasing and operatignat
outperformance

12.00%

Strong rent collection tevels achieved with 97% Rent
and 98% Service charge collected in FY22

Revised business planning process implemented and
embedded over the year,

7.00%

Peopte & Sustainability

10 00%

DE&I sirategy approved by CSR Commiitee; B.4%
reduciion in median gender pay gap lto 19.2%) and

8.1% reductian to median ethoicity pay gap lta 19.2%!

as at 5™ April 2022,

Engagement survey conducied with score of 4%%.
Delivered 18 Place Based initiatives in FY22,

Net Zero carbon audils completed, and plans incacparated
inte the business planning process. EPC modelling across
managed as5e!s being completed and aligned with net
zero pathways; embaodied carbon 632kqC0,/m? on office
development pipeling,

Maimained GRESE 5 star rating.

8.67%

21.00% 31.50%
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Final yutcune  Final sulcome

Tota! Payaut 1% of max] (% o salaryl
Simon Carter M.17% 136.75%
Bhavesh Mistry 91.00% 136.50%
[pro-rated applies from start date of 19" July 2021'} 63.82% 95.74%"

1. Bhavesh Mistry’s linal bonus outceme has been pro-rated to take into accounl his start date of 19 July 2021,

One third of the annual bonus [after tax has been paid] is used to purchase shares which are then held for three years by the
Execulive Director.

2021 comparative: In June 2021, the Committee confirmed that the underperformance of TPR compared ta the IPD benchmark was
-3100bps in line with the ectimate made for the purposes of the single total figure of remuneration table in the 2021 Annuzl Report.

Long term incentives (audited)

The information in the long term incentives calumn in the single total figure of remuneration table Isee page 142] relates ta vesting

of awards granted under the lollowing schemes, including, where applicable, dividend equivatent payments on those awards. The below
note outlines forecasts of the 2022 long term incentive outcormes. The actual outcomes will onty became available after the publication
of this Report.

Long Term Incentive Plan

The awards granted o Executive Directors on 23 July 2019, and which will vest on 25 July 2022, were subject to three perfarmance
conditions aver the three-year period ta 31 March 2021. The lirst condition (40% of the award) measured British Land’s Total Property
Returns [TPR] relative Lo the funds in the sector weighted MSCI Annuat Universe fthe Benchmarkl previously the iPD UK Annuat Property
Index; the secand [20% of the award] measured Total Accounting Return {TAR] relative to a comparaters group of British Land and 15
olher property companies: while the third (40% of the award] measured Total Shareholder Return [TSR), hatf of which was measured
against the FTSE 100 and the other hall measured against the comparator group of 8ritish Land and 13 other property companies.

The TPR element is expected to lapse, based on British Land’s adjusted TPR of -1.6% per annum when compared ta the Benchmark

of 0.4% per annum. The TAR element is also expected to lapse based on British Land's TAR of -4.4% per annum compared ta 2.2% per
annum for the property company median. The actual vesting of the TPR ang TAR elements can only be calculated once resulis have been
pubtished by MSCI and all the companies within the comparater group respectively. The actual percentage vesting will be confirmed by
the Commitiee in due course and details provided in the 2023 Remuneration Report. Kern 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 comparalor groups respectively.

Increase in value as a
result of shara price

Estimated value of Estimated dividend movemeni betwasn grant

Parformance  Number of periormance award gn vesling equivalenl and interest and vesting

Executiva Oiractor shares or aptions shares awarded £000 £000 €000
Simon Carter Shares 233,383 nil nil nil

2021 comparative: As set cul in the 2021 Annuat Report, the 2018 LTIP awards lapsed in full on 26 June 2021 as expected.

Share scheme interests awarded during the yvear (audited)

Long Term Incentive Plan T

The iotal face value of LTIP awards made to Execulive Directors for the year ended 31 March 2027 was equivalent ta 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 aver the three dealing days immediately prior Lo the day of award The share price for determining the number of performance
shares awarded to Simon Carler was 4%6.47p and for Bhavesh Mistry, whose award was made after be joined the Company, was 512.67p.
The performance conditions attached to these awards are set out in the Remuneration Palicy appraved by shareholders in July 2019 and
summarised below.

Performance against the LTIP measures wili be assessed over a periad of three years. If performance against a measure is equal to

the index, 20% of the proporiion attached to that measure will vest and if performance is below index the proportion attached to 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 level. Those stretch levels are TPR 1.00% per annum, TAR 2.00% per annum, TSR {Real Estate] 3.00% per annum and TSR
{FTSE 100} 5.00% per annum. There will be straight-line vesting beiween index and siretch performance for each measure Following s
change in the EPRA delinition of NAV, 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 io the 2019 grant described above.

Performance shares

Percentage vesting on

Mumber of End of achiavement ol minimum

performance Face value perfarmance periormance threshold

Executive Jirector Grant date shares granied EDOD period Vesling date %
Simon Carter 22/06/202) 377,666 1,875 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 appointment as Chief Financial Otficer, the Company made the below listed grants of
perfarmance shares to replace awards that lapsed at the end of his pravious employment in order {0 join the Company. Tha vesting dates
and performance conditions thal apply to the granis replicate those that applied 10 each of the awards that Bhavesh lorfeitad. Under the
terms of the grant, the net shareholding following the settlement of tax, national insurance and dealing fees musl be held for two years
following vesting. Malus and clawback provisions zpply.

In addition to the awards listed below, the Company made a grant of 43,580 ordinary shares to Bhavesh in order to cepldce the cash
element of bonus payments that he lost at the end of his previous employment. Tha shares had a face value of £217,356 representing the
net value of the award foltowing the payment of 1ax and national insurance and must be held for two years. The gross vatue of the award,
included within the single figure table on page 142 is £409,918.

The tace value of all of the awards was calculated based on a share price of 498.50p, being the MMQ for British Land shares the working

day immediately preceding Bhavesh's start date Friday, 16 July 2021. -
Number of -

Award performance Face value

ne shares granted 000 Vesting date Perlormante Conditions
1 60.944 304 0910/2021 Subject ic rernaining in employment at the date of vesting.
2 9,403 47 20/06/2022 Subjed to Femaining in employment at the date of vesting.
3 19.612 78 20/06/2022 Subject to remaining in emplayment at the date of vesting.
4 44,273 271 29/05/2023 Subject to remaining in employmeant at the date of vesting.
5 28.20% 141 27/05/2024 Subjact to remaining in employment at tha date of vesting.
4 2.403 47 24/05/2025 Subject to remaining in ermployment at the date of vesting.

The pertormance conditions and performance period that apply to the grant mifcor
those made by Tesco plc at the date of the original grant on 16 July 2018 which
replicated perfarmance conditions and performance periads that appliad to the ariginal
grant made by Whithread pic as disclosed in the Whitbread pic Annual Report &
7 8,057 30 28/03/2022 Accounts. The performance period ended on 28 February 2022
The performance contitions and performance period that apply to the grant mirror
those made by Tesco ptc al the dale of the original grant on 20 June 2019, as disctosed
in the Tesco plc Annuat Repori & Accounts. The performance period ended on
3 124,948 423 20/06/2022 28 February 2022.
The perfarmance conditions and pertormance period that apply to the grant are the
same 3s those set by the British Land Remuneration Committee in respect of the British
Land 2020 LTIP Grant as set out in the 2020 British Land Annual Report and Accounts
9 121,787 607 03/07/2023 ) and on page 139 of this report,

In additron to the gross value of the award of 43 580 shares referenced above [£409.918]. awards 1 to & in the abave lable are included
within the single figure table under ‘other items in the nature of remuneration’ at a face vatue upon grant of £856.652. Award 7. was
subjeci to parformance conditions and vested at 66 3% on 28 March 2022. 4,015 shares were subsequently released (o Bhavesh, who
then soid 1,893 shares at a price of 534.859p to sellle 1ax and national insurance contributions and deating fees. The gross value of the
proportion of the award that vested 1£21.474)is included within the singla figure table under “other items in the nature of remuneration’.

Awards B and ¥ are subject te performance conditions. Measurement of the perfarmance conditions for Award 8 will be included within
tha Tesce plc 2022 Annual Report. Tha value of the proportion of Award 8 that vests on 20 June 2022, will be reparted within the 2023
British Land single figure table. Award 9 is subjact to the same performance conditions as the LTIP awards made to British Land
Executive Diretlors in 2020, the esiimated outcome of which will be reporied in the 2023 single figure table.
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Directors’ shareholdings and share interests (audited)
The table below shows the Directors’ shareholdings, including shares held by connecled persons, as at yezr end or, if earlier, 1he date of
retirement from the Board.

Although there are no shareholding guidelines for Non-Exacutive Directors, they are each encouraged to hold shares in British Land. The
Company facilitales Lhis by offering Nan-Executive Directors the ability 1o purchase shares quarterly using their post-tax fees. During the
year ended 31 March 2022, Mark Aedy. Irvinder Gacdhew and Tim Score have each received shares in full or part satisfaclion of their fees.

Curstanding scheme interests as a1 31 March 2022 Shares held
Unvesled share Unvested share Talal shares

plan awards plan awards Vesied but subject to Total of all share

(subject to  [nol subject 1o unexercised oulstanding plan awards and

performance performance share plan share plan As at 1 Aprit  Asat 31 March shareholdings as

Qiregtor measures| measures) awards awards 2021 021 at 31 March 2022
Siron Carter . 883.861 7.299 0 891,140 171.798 221,728 1,118,888
Bhavesh Misiry! 485,680 111,014 0 596,6%4 0 78,001 674,695
Tim Score {Chair) 80,905 100,526 100,526
Mark Aedy* 0 3618 3,616
Lynn Gladden 18,339 18,339 18,339
Irvinder Goodheaw 2593 11,662 11,662
Alasiair Hughes 731 7.aM 7,371
Nicholas Macpherson 5.600 5,400 5,400
Preben Prebensen 20,000 20,000 20,000
l.aura Wade-Gery 9,585 9,585 9,585
Laraine Woodhouse 4,036 8,760 8,760

1. Bhavesh Mistry and Mark Aedy were appeinted ta the Board on 19 July 2021 and 1 September 2021 respectively.

In addition, on 5 April 2022, the following Non-Executive Directors were allotted shares at a price of 532.54 pence per share in full or part
satisfaction of their {ees:

Non-Executive Director Shares allotied
Tim Score 4,694
Irvinder Goodhew 1916
Mark Aedy 1,544

Acquisitions of ordinary shares after the year end
The Executive Direciors have purchased or been granted the following fully paid erdinary British Land shares under the terms of the
partnership, matching and dividend elements of the Share Incentive Plan:

Daie of purchase Parinership
Execulive Director or award Purchase price shares Malching shares  Oividend shares
Sirnon Carter 14/04/22 518.37p 29 58 -
16/05/22 505.48p 30 &0
Bhavesh Mistry 14/04/22 518.37p 29 58 -
14/05/22 505.68p a0 50

Other than as set oui above, there have been no further changes since 31 March 2022.
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Sharehetding guidetines

The shareholding guidelines (as a percentage of salaryl for Executive Direclors are 200% for the Chiel Financial Officer and 225%

for the Chief Executive. In addition, Executive Oirectors are required o retain shares equal to the level of this guideline {or if they

have not reached the guideling, the shares ihat count ai that time} for the tweo years following thair degarture. There 15 no set timescale
for Executive Directors to reach the prescribed guideline but they are expected to retain net shares received on the vesting of long term
incentive awards until the target is achieved. Shares that count towards the holding guideline are those which are unfettered and
bepeficially owned by the Executive Oirectors and {heir connecled persons, congitional shares and ali vested awards count lowards

the requirement on a nel of tax basis. Al other awards that are still the subject of 3 performance assesstnent and any share ophons
do not count.

The guidetine sharehotdings Jor the year ending 31 March 2022 are shown below based on a VWAP for 31 March 2022 of 533p:
% af Salary Hefd

Guideline as Halding counting [Based on
percentage af Guideline  toward quidelines at 31 March 2022
Executive Qirector basit salary holding 31 March 2022 Shareholdingl
Simon Carter 225% 316,401 221,728 162%
Bhavesh Mistry 200% 183,863 78.001 5%
Unvested share awards |subject to performance)
Numbers Subjecs e End of
sutgtandeg at perfacmance pertarmanda ~
Executive Director Date of grant 31 March 2022 measures period Vesiing dale
Simor Carier LTIP performance shares 30719 233382 Yes 31403122 23071122
- LTIP performance shares 22/08/20 272812 C Yes  31/0323  22/04/23
LTIP performance shares - - 22/06/21 377,664 Yes 31703/ 22/08/24
Bhavesh Mistry  LTIP perfermance shares 1967/ 124,948 Yes 28/02/22 20/06/22
LTtP performance shares 19/07/21 121,787 Yes 34Q3/23 a3/02/23
LTiP performance shares 02/08/21 238545 Yes 31/03/24 D2/08724
Unvested share awards [not subject to performancel
Number SubjeTi o
qulstanding at peclarmance
Executive Director Date of grani a1 March 2022 Measures Vesting daie
Bhavesh Mistry  LTIP performance shares 190921 3,603 No 20106122
LTiP perfarmance shares 19/07/21 19,412 No 20/06/22
LTIP performance shares 19/07/2% 44273 No 29/05/23
LTiP performance shares 19107721 28,209 Neo 27/05/24
LTIP performance shares 19/07/2% 9403 Na 24/05/25
Unvested option awards {not available to ba exercised) ’
Number Subfec Io End of
ouisianding at Oplion price periarmance perfermance Date becames
Execuiive Direcior +  Dale af grant 31 March 2022 pence maasures period esercisable Exercisable until
Sirnan Carler Sharesave options 18/06/1% 4137 439 No N/A 01/09/22 28/02/23

Other disclosures
Setvice contracis
All Executive Directors have rotiing service contracts with the Company which have notice periods ef 12 manihs on either side.

Marroal

notice gerod

Date of service (o be given by

Ciraclar tontract Campany
Siman Carter 18/11/20 12 months
Bhavesh Mistry 13/07/2) 12 months

In accordance with the Code, all continying Executive and Non-Executive Directors stand for election or re-election by the Company's
shareholders on an annual dasis. The Directors’ service contracts are available for inspection during normal business hours at the
Campaay's registeced affice and at the Anaval General Meeting. The Campany may terminate an Executive Director's appaintment
withimmmediate effect without notice or payment in lizu of notice under ceriain Circumsiances. prescribed within the Exetutive
Director’s service contract
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Executive Directors’ external appointments
Executive Directors may lake up ane non-execulive directorship at another FTSE company, subject 1o British Land 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 (including Executive Directors] relative to the amount
spent on distributions 1¢ shareholders for the years te 31 March 2022 and 31 March 2021. Remuneration of employees increased by 21.5%
relative Lo the prior year. This is largely attributable to improved company perfarmance resulting in larger bonus payments acress the
business. Distributions to shareholders during the year increased by 102% relative to the prior year. This increase represents a full year
of paying dividends as opposed to the previous year where the Board took a decisian to temporarily suspend dividend payments during

the initial outbreak of the Covid-1% pandemuc.

Remuneration of employees Oistribution

€79m including Directors: to sharehatders:
2021/22 N -
E157m Wages and salaries PID cash dividends paid
! ! ' i ! Annual Incentives to sharcholders
0 100 200 300 400 —— PID tax withholding
Social security costs
£65m N -. Non-PID ¢ash dividends paid
2020/21 Pension costs - to shareholders
£78m Equity-settled share-based Share buybacks
1 1 1 i 1 payments g
Q 100 © 200 300 400

Total shareholder return and Chief Executive’s remuneration

The graph below shows British Land's total sharehelder return for the 10 years from 1 April 2012 lo 31 March 2022 agaiast that of the
FTSE All-Share Real Estate Investment Trusts [REIT] Total Return Index lor the same period. The graph shows how the total return
on a £100 investment in the Cornpany made on 1 Aprit 2012 would have changed over the 10-year period, compared with the total
return on a £100 investment in the FTSE All-Share REIT Total Return Index, This index has been selecled as a suitable comparaior
because it is the index in which British Land’'s shares are classified.

The table below sets out the tatal remuneration of the Chief Executive over the same period as the Total Shareholder Return graph.

The Annual tncentive awards against maximum opporlunily and LTIP vesling percentages represent the year end awards and forecast
vesting outcome for the Chief Executive. The quantum of Annual Incentive awards granted each year and leng term incentive vesting rales
are given as a percenlage of the maximum opportunity availabla.

Chief Executive 0113 WY 0015 200546 2016/17 201713 IMENT 201920 2020/2) 2021732
Chief Executive’s single total figure of remuneration [E000) 4810 5398, 6551 3,623 1.938 2279 1653 1534 1444 1,919
Annual Incentive awards against maximum opportunity (%] 75 90 94 47 a3 43 34 28 53 bal
Leng term incentive awards vesting rate against maximum

apportunity {%) 43 98 93 o4 15 16 0 ] 0 0

|. Canfirrned outcome.
2. Forecast outcome.
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Total shareholder return - .
The graph below shows British Land’s total shareholder return for the 10 years to 31 March 2022, which assumes that £100 was invested
an 1 April 2012, The Company chose the ETSE All-Share REIT's sector as an appropriate comparatar for this graph because British Land
has been a constituent of ithat index throughout the penod.

CEQ pay ratie . .
The 202122 CED pay ratio, prepared h line with Method A of the reporting reguiations, is set out befow, along with historic datz. fn lime
with the method used last year, this method is considered to De the most comparable approach to the Single Figure cateulation used for
the CEQ. The pay data is based on employees ¢s at 31 March 2022 and has been analysed on a full-time equivalent basis, with pay for
individuals working part-time increased pro-rata to the haurs worked. Employees on maternity/pateraity ieave have been included in

the analysis.

The table belaw shows the movermnent in median ratie since 2019/20. The median raiio has increased in 2021/22 due ta the higher banus
payout for the CEQ. The median ratio is considered {0 be consisient with the pay and progression policies within British Land as the
remuneration policy far the €ED is set based on the same principles as the policy for the wider employee population. As such, salaries
for all employees are sei 1o reflect the scope and responsibitities of their role and take inte account pay levels in the external market.
The majority of staff are also eligible to receive a bonus, and whilst varcable pay represents a larger proportian of the CEQ’s package,

in all cases, there is a strong link between payouts and the pecfarmance of both the Campany and the individual. The Commiltee Chair
has providetd an explanation of the retationship belween reward and performance on page 127,

CEOpayratio 2019720 2020121 2021122
Method c A [
CED single figure I£00D) 1.534 1,644 1919
Uppear quactile 14:1 14:1 171
Median 2 23 26:1
Lower guartile 33:1 35:1 38:1

1. The 2020/21 single total figure of remuneration rapresents a blended amoaunt calculated by reference to the amounts paid to Chris Grigg and Siman Carter fac the
respeclive periods that they served as Chief Executive during the year.

The salary and totat pay for the individuals identified 3t the Lower quartile, Median and Upper Quartile positions in 2021/22 are set oul
- over the page. Having reviewed the pay levels af these individuals itis felt that these are representative of the structure and quantum of
pay at ihese poinis in the distribution of ermployees’ pay.
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2621/22 Employee pay Salary Total pay
Upper quartile 84,150 113,761
Median 45.000 74,750
Lower guartile : 38,641 50,813

Directors’ remuneration compared te remuneration of British Land employees

The table below shows the percentage changes in different elements of the Directors’ remuneration retative {o the previcus financial
year and the average percentage changes in thase elements of remuneration for employees of the listed parent company The British
Land Company PLC. Positive changes in the fees paid to Non-Executive Directors are attributable to fees paid in respect of additional
Commitiee or Board responsibilities during the course of the year, rather than an increase in the level of fees paid. In addition, from
Aprit to July 2020, Directars waived 20% of their respective fees and salaries in response ta the Covid-19 pandemic which reduces the
full year figure for 2021. The increase in employee salaries was due to inflationary and promotional increases during the year. Simitarly.
the increase in annual incentive reflects a higher company multiplier in 2022 compared to 2021 as a result of stronger corpuiale
perfarmance against the targets. The salary increase for Simen Carter is due to his promotion to CEQ during 2020/21, he did not receive
a salary increase in 2021/22. Similarly. the increase in annual bonus for Simon Carter is due te the higher opportunity in 2021/22 as a
result of being in the CED role for the full year and also due to the higher bonus payout as sel out on page 142. The reduction in taxable
benefits will be largely driven by a reduction in the company’s private medical insurance premium.

Bhavesh Mistry. Mark Aedy, lrvinder Goodhew and Loraine Woodhouse are not included in the tabie beiow as they were either
appointed during the year under review or the previous year and therefore do not have two full years’ worth of fees to compare. They
have not received an increase in salary or fees during the year beyond those attributable to changes in Committee responsibilities for
Non-Executive Directors. Bhavesh's pay arrangements are unchanged since his appointment on 19 July 2021 and are explained tully
on page 142. .-

2022 vs 2021 2021 vs 2020

Base salaryflees Benefits Annualbonus  Base salaryfiees Benelits Annual bonys
Remuneration elemen| % change % change % change % change % change % change
Simon Carter 35% -2.8% 117% n/a n/a n/a
Tim Score 7% 0% nfa 20% 0% nfa
Lynn Gladden 7% 100% n/a -6% 0% nfa
Alastair Hughes 9% 0% n/a -3% 0% n/a
Nicholas Macpherson 7% 0% nfa 7% 0% nfa
Preben Prebensen 12% 0% nfa 12% 0% nfa
Laura Wade-Gery 13% 0% nfa 0% 0% nfa
Average employees 6% 7% 50% 2% 1% nfa

The Cormmittee reviews, takes advice and seeks information from both its independent adviser and the Human Resources department
on pay relatively within the wider market and the Company throughout the year. The CEQ pay ratio, ethnicity and gender pay ralio help
to infarm the Committee in its assessment of whether the level and structure of pay within the Company is appropriate. The Commiitee
is satisfied with the current Policy and feels the apportunity and alignment are appropriate al the current time.
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Non-Executive Directors’ remuneration laudited)
The table below shows the fees paid to our Non-Executive Directors for the years ended 31 March 2021 and 31 March 2020

Fees' Taxable benefits? Total

2022 w021 2022 2021 02 2021
Chairman and Mon-Exgcutive Direclors - €000 £000 €000 €00g €000 €000
Tim Score [Chair)? 375 350 1] 1 375 350
Mark Aedy* . 39 ~ D - 39 -
Lynn Gladden 77 72 2 0 79 72
Irvinder Goodhew 78 36 Q 0 ki 36
Alastair Hughes 94 88 ] Q i{] 88
Nicholas Macpherson 72 67 g Q 72 67
Preben Prebensen 95 85 ] 4] 95 a5
Laura Wada-Gery 97 84 0 0 37 Bé
Loraine Woodhouse 92 [ g 0 32 [

. Fees include the hasic fee of £64.000 paid to each Non-Execuiwe Directar with exceptian af the Chair,

. Taxable benefits include the expenses incurred by Non-Executive Directors, The Company provides the 1ax gross up on these benelits and the figuras shawn above
are the grossed up values. Therg is np variatle element to the Non-Executive Direclars’ feas,

. Tirn Seore was appointed Thair in July 2019,

Mark Aedy was apgointed ont t Seglember 2021

. All the directors’ fees for 2021 reflect the impact of having waived 20% of their tees for four months during the year.

I

Remuneration Committee membership
As at 3t March 2022, and throughout the year under review, the Commiltee was comprised wholly of independent Non-Executive
Directors. The members of the Cammittee, together with atiendance at Committee meetings, are set eut in the table below:

Oate of appainiment

Directar Pasition lio the Commitiee| Attendance
Laura Wade-Gery Chair . 13 May 2015 L1
Lynn Gladden Member 20 March 2015 ) /6
Irvinder Goodhew Member 17 Novernber 2021 22
Preben Prebensen Member 1 September 2017 &/4

During the year ended 31 March 2022, Committee meetings were alsa part attended by Tim Scare [Chairmanl. Simen Carter [Chief
Executive Dificer), Bhavesh Mistry [Chief Financial Officer], Brona McKeown IGeneral Counsel and Company Secretaryl, Ketly Barry
[Reward Director] and Gavin Bergin [Head of Secretaniat] ather than far any item relating ta their own remuneratian. A representative
from Korn Ferry alse reutinely attends Committee meetings,
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The Committee Chair holds regular meetings with the Chairman, Chief Executive and HR Directar to discuss all aspects of remuneration
within British Land. Sha also meets the Committze’s independent remuneration advisers. Karn Ferry. prier io each substantive meeting
to discuss malters of governance, Remuneralion Policy and any concerns they may have.

How the Committee discharged its responsibilities during the year

The Committee’s role and responsibilities have remained unchanged during the year lhaving been amended in March 2019 to incorporate
changes to the Code] and are set out in full in its terms of reference which can be found on the Company’s websiie
britishland.cam/commitiees. The Commitlee's key areas of responsibility are:

- the development of the 2022 Directors’ Remuneration Policy to be presented for shareheolder approval at the 2022 AGM. including
policy design. stakeholder engagement and consutiation with major shareholders;

- in developing the performance condilions relating to the Cempany’s 2030 Sustainability Strategy within the proposed 2022 Oirectors’
Remuneration Policy, the Commitlea received in-depth technical briefings from subject matter experts from the business;

- reviewing the Remuneration Palicy and sirategy fer members of the Executive Cemmitlee and other members of executive
ranagement, whilst having regard to pay and employment conditions across the Group;

- determining the total individval remuneration package of each Executive Director, Executive Commitlee member and other members
of management;

- monitoring perfarmance against conditions attached to all annual and lang term incentive awards to Executive Directors, Executive
Committee and nther members of management and approving the vesting and payment outcomes ol these arrangements; and

- selecling. appdinting and selting the terms of reference of any independent remuneration consultants.

In addition to the Committee s key areas of respansibility, during the year ended 31 March 2022, the Commitiee alsa cansidered the
following matters: .

o s e — - —me - reviewing and recomimending-to-the Board the Remuneration Report to be presented for sharehalder approval; P

- remuneration of the £xecutive Directors and members of the Exacutive Committee including achievernent of corporate and individuat
performance; and pay and Annual Incentive awards below Board-level;

- the extent to which performance measures have been met and, where appropriate, approving the vesting of Annual Incentive and
long term incentive awards; .

- granting discrelionary share awards; reviewing and setting performance measures for Annual Incentive awards and
Long Term incentives;

- reviewing the Commillee’s terms of reference;

- feedback from the HR Directar and Remuneration Consultants following consultation with a workfarce panel set up Lo discuss
Executive remeneration;

- the Commitlee was made aware of the results of engagement surveys and any genera{ themes thai are impacling employees.
All-employae communications ware sent from Executive Comenittee members, including the CEQ, relating to wider
Company remuneration;

- considering gender and ethnicity pay gap reporting requirements; and

- receiving updates and training on corporate governance and remuneration malters from the independent remuneration consullant.

The Committee’s terms of reference have been reviewed by the Coammittee during the year and changes were made to define
responsibilities between the CSR Commiliee and the Remuneration Commitiee and provide for one joint meeting per year as apprapriate.

Remuneration consultants

Korn Ferry was appointed as independent remuneration advisers by the Committee on 21 March 2017 follawing a competitive lender
process. Karn Ferry is a member of the Remuneration Consultants Group and adheres to that group's Code of Canduct. The Committes
assasses the advice given by its advisers to satisfy itself that it is objective and independent. The advisers have private discussions with
the Cammittee Chair at least once 3 year in accordance with the Cede of Conduct. Fees, which are charged on a ime and materials basis,
were £144 480 {excluding VAT]. Kern Ferry also provided general remuneration advice to the Company during the year,

Voting at the Annual General Meeting
The table below shows the voling sutcomes of the resolutions put te shareholders regarding the Directors’ Remuneration Report at the
AGM in July 2021 and Remuneration Palicy at the AGM in July 2019.

Resolution Voles for % for Voles against % against  Tolal votes casl Votes withheld
Derectors’ Remuneration Report (2021) 612,435,184 98.61 8,657,032 139 621,092.216 1,307,558
Derectors’ Remuneration Poiicy (2019) £99 935,009 830 12073234 1.70 712,008,245 840,435

This Remuneration Report was approved by the Board on 17 May 2022.

e,

Laura Wade-Gery
Chair of the Remuneration Commillee
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The British Land Company PLT D0&21520

Directors’ Report and additional disclosures

The Oirectors present their Repart on the affairs of the Group, togather with the audited financial statements and the report of the auditor
for the year ended 31 March 2022 The Directars’ Report also encompasses the entirety of our Corporate Governance Report from pages
$9-157 and Other Intormation section from pages 239-248 for the purpose of section 443 of the Companies Act 2006 [the "Act’]. The
Directors’ Report and Stralegic Reporl together constitute the Management Report for the year ended 31 March 2022 for the purpose

af Qisclosure and Transparency Rule 4.7 8R. Inforematign 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 located in the following sections:

Infermaiion Section in Annual Report Page
Future developmaents of the business of the Caompany Strategic Repart 18 to 27
Risk factors and principal risks Strategic Report B4 to%é
Financial insiruments - risk management objeciives and policies Strategic Report 811083
Dividends Strategic Report 79
Sustainability governance Strategic Report 49 to 50
Greenhouse gas emissians, enecgy consymption and efficieacy Strategic Repact 58 to 59
Viability and going concern statements Sirategic Repart 97
Governance arrangements Gavernance 104 to 109
Employment policies and employee inveiverment Strategic Report 351037
Capitalised interest Financial Statements 182 to 187
Additional unaudited financial information Other (nformation unaudited 239 ta 244

Annual General Meeting (AGM)
The 2022 AGM will be held at $:30am on
12 July 2022 at 100 Liverpool Street,
EC2M 2RH.

A separate circular, comprising a letter
from the Chairman of the Board. Notice
af Meeting and explanatary nates on the
resolutions being propesed, has been
circulated to sharehelders and is available
on our website britishland.com/agm.

Articles of Association

The Company's Artictes of Assoctation
{Articles] may only be amended by
special resolution at 3 general meeting

of shareholders. Subject 1o applicable taw
and the Cornpany’s Articles, the Direclors
may exercise all powers ol the Company.

The Ariitles are available onihe Company's
website britishland. com/governance.

Baard of Directors

The names and biographicat details of

the Directors and details of the Board
Committees of which they are members
are set aut an gages 101-103 and
incorperated inte this Report by reference.
Changes to the Directors during the year
and up to the date of this Report are set
out on page 114. The Company's current
Articles require any new Director to stand
for eleciion at the next AGM following their
appointment. However, in accordance with
the Code and the Company’s current
practice, all continuing Directers offer
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themselves far election or re-election,
as required, at the AGM,

Details of the Direclors’ interests in the
shares of the Company and any awards
granied to the Executive Directors under
any ot the Company's all-employee or
executive share schemsas are given in
the Cirectors’ Remuneration Repart

on page 147, The sarvice agreements of
the Executive Directors and the letters of
appointment ol the Nen-Executive Directors
are alsa summarised in the Directors’
Remunaration Repart and are available
for inspaction at the Company's
registered office.

The appoiniment and replacement of
Directors is gaverned by the Company's
Articles, the Code, the Cormpanies Act 2006
and any related legislation. The Board may
appoint any persan ta be a Qiracter so leng
as ihe tetal number of Directors does not
exceed the Umit prescribed in the Articles.
The Artictes provide that the Company may
by ordinary resalution at a general meeting
appoint any person to act as a Director,
provided thai notice is given of the
resolution identifying the praposed person
by name and that the Company receives
wriltars confirmation of that person's
willingness to act as Director if he or she
has nol been recommended by the Board.
The Artictes also empower the Board

to appeint as 3 Director any person who

1s willing to act as such. The maximum
possible number of Directors under the
Arnclesis 20.1n addition 10 any power
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of removal conferred by the Campanies Act
2004, the Articles provide that the Company
may by ordinary resotution {and without the
need lor any speciat noticel remove any
Director fram office. The Articles also sel
oyl the cir¢umstances in which a person
shall cease to be 3 Direcior.

The Articles require that at each annual
general meeating each personwho is 3
Director on a specific date selected by

the Board shall retire from clfice. The date
selected shall be not more than 14 days
before, and no later than, the date af the
notice of annual generat mesting. A Birector
who retires at an annual general meeting
shall be eligible for reappgintment by the
sharehoiders.

Directors’ interests in contracts
and conflicts of interest

No contract existed during the year in
relation 1o the Company 5 business jn which
any Director was materially interested.

The Company's procedures for managing
conflicis of interest by the Directors are
set out on page 106. Provisions are also
containad in the Company’s Arlicles which
aliow the Directors (o auiheorise potential
conflices af interesi.

Directors’ liability insurance
and indermnity

The Company maintains apprapriate
Dicectars’ and Officers’ Liability insurance



cover in respect of any potential legal action
brought against its Directors.

The Company has also indemnified each
Director to the extent permitted by law
against any liability incurred in relation to
acls or omissions arising in the ordinary
course of their duties. The indemnity
arrangements for all directors of the
Company are qualifying indemnity
provisions under the Act and were in
force throughout the year and are in
farce at the date of the Report.

Share capital

The Company has one ¢lass of shares,
heing ordinary shares of 25p each, all

af which are fully paid. The rights and
obligations attached to the Company's
shares are set out in the Articles. There
are no rastrictions on voting rights or the
transfer of shares excepl in relation to

Real Estate Investment Trust restrictions.
The Directors were granted authority at the
2021 AGM to allot relevanl securities up te
a nominal amount of £77,227,088 as well as
an additional autherity 1o allot shares to the
same value on a rights issue. This authority
will 2pply 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 autharity to

allot relevant securities.

The Directors were granted autherity at the
2021 AGM to allot shares in the Company
and Lo grant righls to subserite for, or
canvert any security inte, shares in the
Company up lo @ maximum aggregate
neminal amount of £11,584,063, as

well as an additional authority to allot
shares up to the same amount on a rights
issue only. This authority will apply until the
conclusion of the 2022 AGM. At the 2022
AGM, shareholders will be asked to

renew the allotment authority.

At the 2021 AGM a special resolution was
also passed ta permit the Directors ta allot
shares for cash on a non-pre-emptive basis
both in connection with a rights issue or
similar pre-emptive issue and, otherwise
than in connecticn with any such issue,

up to a maximum nominat amount cf
£11,584,063. A further special resotetion
was passed to permit the Direclors to

aliot shares for cash on a non-pre-emptive
basis up 10 the same amount for use only in
connection with an acquisition or a specified
capital investment. At this year's AGM,
sharehelders will be asked to renew

such powers.

The Company continued to hald 13,266 245
ordinary shares in treasury during the
whole of the year ended 31 March 2022
ang to the date of this Report.

Further details relating to share capital,
including movements during the year,
are set gut in Note 20 to the financial
statements on pages 213-215.

Rights under an employee

share scheme

Employee Benefn Trusls [EBTs) operate
in connection with some of the Company's
employee share plans. The Lrustees of the
EBTs may exercise all rights attached ta the
Cempany's ordinary shares in accordance
with their fiduciary duties other than as
specifically restricted in the docurnents
which govern the relevant employee
share plan.

Waiver of dividends

Blest Limited acis as trustee (Trustee)

of the Company's discretionary Employee
Share Trust [ESTL The EST hotds and,
from time to time, purchases British Land
ordinary shares in the market, for ihe
benefit of employees. including to satisty
ouistanding awards under the Company's
various execulive employee share plans. A
dividend waiver is in place from the Trustee
in respect of all dividends payable by the
Company on shares which it holds in trusl.

Substantial interests

All notifications made to British Land under
the Disclosure and Transparency Rules

The British Land Company PLC 00521920

IDTR 5) are published on a Regulatery
Informaticn Service and made available
on the Investors seclion of our website.

As at 31 March 2022, the Company had

been notthed of the interests noted at ihe
bottarn of this page inits ordinary shares

in accordance with DTR 5. The information
provided is correct at the date of notification.

Change of control

The Group’'s unsecured borrowing
arrangemants include provisions that may
enable each of the lenders or bondhaolders
to request repayment or have a put at par
within a certain period following a change
of control of the Company In the case of the
Sterling bond this arises if the change of
cdntrol also results in a rating downgrade
to below investment grade.

There are no agreements between the
Company and its Executive Direclors or
emplayees providing for compansatian far
loss of office or employment thal occurs
specifically because of a takeaver, merger
or amalgamation with the exception of
provisiens in the Company's share plans
which could result in options and awards
vesting or becoming exercisable on a
change of contral. All appeintment letters
for Nen-Executive Directors will, as they
are renewed, contain a provision that allows
payment of their notice period in certain
limited circumstances, such as corporate
transactions, where the Company has
terminated their appointment

with immediate effect.

Intgrests in Percentage holding

ardinary shares disclosed %

BlackRock. Inc. 97,459,024 10.5

- Brookfield Asset Management Inc. 55,038,184 5.94
Morges Bank 74,998,394 B.0%
APG Asset Management NV, 48,072,042 5.19
Invesco Ltd. 45,871,686 £.95

Since the year end, and up to 17 May 2022, the Company had been notified of the following
interests inits ardinary shares in accordance with DTR 5. The information provided is

correct al the date of notification:

Inierests in Percentage halding

ordinary shares disclosed %
BtackRock. Inc. 100,400,771 10.8
Brockfield Asset Management, Inc. 29,409,577 3.7
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Payments policy

We recognise the importance of good
supplier relationships te 1the overall success
af our business. We manage dealings with
suppliersin a fzir, consistent and transparent
manner. For more inlormation please visit
the Suppliers section o} our website at
britishland.comfsuppliers.

Events after the balance

sheet date

Delzils of subsequent events, if any, can be
found in Note 24 on page 218.

Political donations and
expenditure

The Company did not make any pelitical
donations or incur any expenditure during
the year [2021: nitl.

Inclusive culture

—— - -British-land-employees are commted—

ta promoting an inclusive, positive and
collaborative culture. In 2021 we launched
our Diversity, Equality and inclusion
Strategy to sei out our commitments

and goals to make British Land the most
inclusive organisation it can be. We treat
everyone equally irrespective of age. sex,
sexual orientation, race, colour, natianality,
ethnic origin, retigian, religiaus ar ather
philosaphical beliel, gisability, gender
identity, gender reassignment, marnital

or civil gariner status, or pregnancy

of maternity. As stated in our Equal
Opportunities Policy. British Land treats
‘all colleagues and job applicants with
equality. We do not discriminate against
job appticants, employees, warkers or
contractors because of any protecied
characteristic. This apglies to alt
opportunities provided by the Company
including, but not limited to, job
applications, recruitinent and interviews,
training and developmant, role encichment,
canditions of work, salary and performance
review’. The Company ensures thal cur
policies are accessible to all employees,
making reasonabie adjustment

whean required.

Through its policies and more specifically
the Equal Opporiunities, Disabitity and
Workplace Adjustment and Recruitment
palicies, the Company ensures that entry
into, and pragression within, the Company
i5 based solely on personal ability and
competence fo meel setjob criteria, Should
an employee, worker or contractor become
disabled in the course of their empleyment/
engagement, the Company aims io ensure
that reasonable sleps are taken to
accommodate their disability by making
reasonable adjustments (o their existing
employment/engagement.

Community investment
Qur financial community investment during

the year totalled £1,813,909 (2021: €1,475,171).

Of this, £1.4m came from the Commuaity
Investmenl Fund which is managed by the
Cammunity Investment Committee and
overseen by the TSR Committee.

The Company also supporis employee
fundraising and payroll giving which are
included in the figures above. For tha year
ended 31 March 2022 this covered:

- 50% uplift of British Land staff payrotl
giving contributions (capped at £5,000
per person and £50,000 per annum for
the whole organisation); and

- Astaff matched funding pledge,
matching money raised for community
organisations by British Land staff up
1o £500 per persoen per year.

Our community investmen is guided by our
Local Charter, working with local partners
to make a lasting positive difference:

- connecting with local communities

- supporting educational initiatives for
lacal peaple

- supperiing tocal training and jabs

- supperting local businesses

~ contributing to local people’s
wellbeing and enjoyment
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Thraugh eur commupity investment and
Local Charler activity, we connect with
communities where we aperale, make
posilive local contributions, help people
fulfil their potential, help businesses grow,
and promate wellbaing and enjoymant
This alt supporis our siraiegy \o treaie
Places People Prefer.

Auditor and disclosure
of information

Each of the Direciors at the date of approval
oi this Report confirms that:

- sofar as the Director is aware, there is

no retevant audit information thai has
not been brought ta the attenticn of
the auditer

- the Director has taken alt steps that
hefshe should have taken to make
nimsati/rerseli aware of any relevant
audit information and ta establish that
the Campany's auditor was aware of
that infarmation

PwC has indicated its willingness to remain
in office ang, on the recommendation of the
Audit Commitlee, a resolution te reappoint
PwC as the Company’s auditor will be
propaosed at the 2022 AGM.

The Directors’ Report was approved by the
Board an 17 May 2022 and signed en its
behalf by:

e A

Brona McKeown
General Counsel and Company Secretary

The British Land Cornpany PLC
Company number: 421920



Directors’ Responsibilities
Statement

The Directors’ Responsibilities Statement
below has been prepared in connection with
the Annual Report and financizl statements
for the year ended 31 March 2022. Certain
parts of the Annual Repert and financial
statements have nol beenincluded in this
announcement as set oul in Note 1 to

the financial information.

Thwe Directors are respansihie for
preparing the Annual Repert and the
financial statements in accordance
wilh applicable law and regulation.

Company law requires the directors

to prepare financial statements for

each financial year. Under that law the
directors have prepared the group financiat
statements in accordance with UK-adopted
international accounting standards and

the company hnancial statements in
accordance with United Kingdom Generally
Accepted Accounting Practice fUnited
Kingdom Accounting Standards, comprising
FRS 101 "Reduced Disclosure Framework”,
and applicable lawl.

Under company law. Direclors must not
approve the financial statements unless
they are satisfie¢ that they give a true and
fair view of the state of affairs of the Group
and Company and of the profit or loss of
the Group and Company for that period.

In preparing the financial statements,

the directors are required 1o

- select suitable accounting pelicies and
then apply them consistently:

- state whether applicable UK-adopted
international accounting standards have
been followed {or the group financial
statements and United Kingdom
Accounting Standards, comerising FRS
101 have been followed for the company
financtal statements, suhject te any
material departures disclosed and
explained in the financial statements;

- make judgements and accaunting
eslimates that are reasonable and
prudent; and

- prepare the finrancial staternents on
the going concern basis unlessitis
inappropriate io presume that the Group
and Company witl continue in business.

The Directors are responsible for
safeguarding the assets of the Group and
Caompany and hence for taking reasonable
steps for the prevention and detection of
fraud and other irregularities.

The Directors are alse responsible for
keeping adequate accounting records

that are sufficient lo show and explain the
Greup's and Company’s transactions and
disclose with reasonable accuracy at any
time the financial position of the Group and
Company and enzhla them to ensure that
the financial statements and the Directors’
Remuneration Report comply with the
Companies Act 2005.

The Jirectors are responsible for the
maintenance and integrity of the company's
website. Legislation in the United Kingdam
governing the preparation and dissemination
of financial statements may differ irom
legislation in other jurisdictions.

Directors’ confirmations

The Directors consider that the Annual
Report and Accounts, taken as a whote,
is fair, balanced and understandable and
provides the information necessary for
shareholders o assess the Group's and
Company’s position and perfarmance,
business model and strategy.

Each of the Directors, whose names

and functions are listed in Corporate
Governance report on pages 101-103,
confirms that, to the bast of their knowledge:

- the Group financial staiements, which
have been prepared in accordance with
UK-adopled international accounting
standards and IFRSs issued by I1ASB.
give a true and fair view of the assels.
liabilities, tinancial pasition and profit
of the Group;

- the Company financial statements, which
have been prepared in accordance with
United Kingdom Accounting Standards,
comprising FRS 101, give a true and fair
view of the assels, liabilities and financial
posiitan of the company and prolit of the
Company; and

- the Annual Report and Accounts includes
a fair review of the development and
performance of the business and the
positian of the Group and Company.
together with a description of the
principal risks and uncertainties
that 1i faces.
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Inthe case of each director in office at the
date the Directors’ reportis approved:

- o far as the Director is aware, there is
ro relevant audit information of which
the Group's and Company’s auditors
are unaware; and

- they have taken all the steps that they
ought lo have taken as a Directorin
order Lo make themselves aware of
any relevant audit information and
to establish that the Group's and
Cempany's auditors are aware
of that informatien,

By order of the Board.

-

Bhavesh Mistry
Chief Financiat Officer

17 May 2022
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INDEPENDENT AUDITORS' REPORT The Rritish Land Company PLC 00621920

Independent auditors’ report to the members of
The British Land Company PLC

Report on the audit of the financial statements

Opinicn
In aur opinion:

- The British Land Company PLC's Group financial statements and Company financial statements [the “financial statements”] give
a true and fair view of the state of the Group's and of the Company’s affairs as at 31 March 2022 and of the Group’s profit and the
Group's cash flows for the year then ended;

- the Group financiai statemenis have been property prepared in accordance with UK-adopted international accounting standards;

- the Company financial statements have been properly prepared in accordance with United Kingdom Generally Accepted Actounting
Practice (United Kingdem Accounting Standards, comprising FRS 101 "Reduced Disctosure Framework™, and applicable lawl; and

- the financial statements have been prepared in accordance wilh the requirements ol 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 Company Batance 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 flinancial statements, which include a description of the significant
accounling policies. ‘-

Dur opinion is consistent with our reporting to the Audit Committee.

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing FUK] (71SAs [UK]"] and applicable law. Qur responsibilities
under ISAs {UK] are further described in the Auditors’ responsshilities for the audit of the financial statements section of our report.

We believe thal the audit evidence we have obtained is sufficient and appropriate to provide 3 basis for cur opinion.

Independence

We remained independent of the Group in accordance with the ethical requirements that are relevant to our audit of the tinancial
statements in the UK, which includes the FRC's Ethical Standard, as applicable ta listed public interesl entities, and we have fulfitled
cur ather ethical responsibitities in accordance with these requiremenis.

To the best of our knowledge and beliel, we declare that non-audit services prohibited by the FRC's Ethical Standard were nat provided.

Other than those disclosed in Note 5, we have provided no non-audit services to the Company or ils centrolled undertakings in the period
under audit.
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Qur audii approach

Querview

Audit scope ~ Wa ailored the scope of our audit to ensurg that we pectormed enaugh work to be able Lo give an
opinton on the financial staternents as a whole. The Group financial statements are prepared on a
consalidated basis, and the audit team ¢arries out an audit over the consolidated Group balances in
suppert of the Group avdit opinion.

- in planning tor aydit, we mate enguiries with management 1o understand the extent of the potential
impact of climate change risk on the financial statements. Management concluded that there was ng
maierial impact on the financial statements. Gur evaluation ef this conclusion included chatlenging
key judgements and estimates in areas where we considered that there was greatest potential for
climate change impacl. We particularly considered how climate change risks would impact the
assumplions made in the valuation of investenent properties as explained in aur key audit matter
below. We also considered the censistency of the disclosures in ralation to climate change made
within 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 ¢hange and suslainability
siratagy within the going concern and viabiliy forecasts.

[Groupl.
-~ Recoverability of tenant debtors and incentives {Group].
- Accounting for Canada Water partial dispesal and joint venture arrangement (Groupl.
- Taxation [Group).
- Valuation of investments and toans to subsidiaries and joint venlures iC'ornf:;a'ny]-
Mazteriality - Overall Group materiality; £98.4 mitlion [202): £88.8 millien) based on 1% of total assets.
- Specific Group materiality: £12.6 mitlion {20721 £14.1 million}, based on 5% of the Group’s undertying
profii before tax,
- Overall Company materiality: £88.5 million (2021: £79 9 million) based on 1% of tatal assets.
- Performance materiality: £73.6 million [2021: £66.6 miltion] [Group) and £66.4 million
12021: £59.9 million) {Companyl.

The scope of our audit
As part of designing our audit, we determined materiality and assessed the risks of matarial migstatement in {he financial statements,

Key audit matters

Key audit matters are those matters that, in the auditors’ professional judgemenl, were of most significance int the audit of the financial
statementis of the current period and include the most significant assessed risks of matarial migstatement lwhether or not due to fraud)
identiied by the auditors, including those which had the greatest effect on: the overall audit strategy; the allocation of resources in the
audit; and directing the efferts of the engagement team. These matlers. and any comments we make on the resulls of our procedures
thereon, were addressed in the context of our audit of the financial slatements as a whole, and in forming our opinion thereon, and we
do not pravide a separate opinion on thase matters.

This is not a complete list of all risks identified by our audit.

Accounlting for Canada Water partial disposal and joint venture arrangement is 3 new key audit matter this vear. Covid-19, which was a
key audit matter {3st year, is no longer inctuded because we have assessed the impact of the pandemic on key judgements or estimates
within the Group and Company financial statemenis through other key audit matters included within this repart. Otherwise, the key audit
matters below are consistent with last year.
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Key audit matter
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How our audil addressed the key audil matier

Valuation of investment and develspment properties,
either held directly ar through joint ventures [Groupl
Refer to the Repori of the Audit Comeittee, Notes to

the financial staternents - Note 1 |Basis of preparation,
significant accannting policies and accounting judgernents),
Note 10 (Property) and Note 11 [Joint ventures).

The Grovp owns either directly or through jeint ventures

a portfolio of property consisting of Campuses, Retail &
Futfilment and Oevelopmenis. The totzl property porifolio
valuation for the Group was £4,964 million (2021: £6,247 million)
and for the Greup's share of joint ventures and funds was
£3,545 million {2021: £3,067 miltion) as ai 31 March 2022.
The valuations were carried oul by third party vatuers CBRE,
Jores Lang LaSalle, Cushman & Wakefield and Knight Frank
{the "Vatuers”]. The Valuers were engaged by the Directors
ang performed their work in accorgance with the Royal
Institute of Chartered Surveyors |"RICS”] Valuation -
Professional Standards and the requirements of International
Accounting Standard 40 ‘Investment Property .

In determining the valuation of a properly, the Valuers

take into account property-specific information such as ihe
currant tenancy agreements and rental income. They apply
assumptions for yields and estimated market rent, which
are influenced by prevailing market yields and comparatle
markel transactions, to arrive at the final valuation. For
developments, the residual appraisal method is used, by
estimating the fair value of the compleled project using a
capitalisation method tess estimated costs ta completion
and a risk premium.

The valuation of the Group's property portfokio was identified
as a key audit matier given the valuation is inherently
subjective due to, among other factors, the individual nature
of each property, its location and the expected future rental
streams for that particular property. The significance of the
estimates and judgements involved, coupled with the fact
that enty a small percentage difference in individual property
valuations, when aggregated, could result in a material
misstatement, warranted specific audit focus in this area

Given the inherent subjectivity involved in the valuation of tha property
portfalia, and therefore the nead for deeg markat knowledge when
determining the most appropriate assumptions and the technicalities
oi valuvation methodelogy, we engaged our’internal valuation experis
tqualified chartered surveyors| to assist us in our audit of this area.

Assessing the Yaluers expertise and objectivity

We assessed the Valuers’ qualifications and expertise and read their
terms of engagernent with the Group to determine whether there were
any matters that might have affectad their objectivily or may have
imposed scope Wmitations upon their work. We also considered fees
and gther contractual arrangements that might exist between the
Group and the Valvers. We found no evidence to suggest that the
cbjectivity of the Valvers was compromised.

Assumptions and estimates used by the Valuers

We read the valuvation reports for the properties and confirmed that the
valuation appraach for each was in accordance with RICS standards.
We obtained details of each property held by the Group and set an
expected range for yield and capital value movement, determined by
reference to published benchmarks and using our experience and
knowledge aof the market. We compared Lhe investment yields used

by the Vatuers with the range of expected yields and the year on year
capital movement to our expecied range. We also considered the
reasonabieness of other assumptions that were not so readily
comparable with published benchmarks, such as estimated

rental value. For developmenis vatued using the residual valuation
method, we obtained the development appraisal and assessed the
reasonableness of the Valuers’ key assumptions. This included
comparing the yield to comparable markel benchmarks, comparing
the costs to complete estimates 1o development plans and contracts,
and considering the reasonableness of other assumptions that are nol
so readily camparable 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 valuations, the key
assumptions and their rationate behind the more significant valuation
movements during the year. Where assumptions were outside the
expected range or showed unexpected movermnents based on aur
knowledge. we underloak further investigations, held further
discussions with the Valuers and obtained evidence to support
explanations received. We alsa challenged the Valuers as o the extect
to which recent markel transactions and expected rental values which
they made use of in deriving their valuations took into account the
impact of climate change. The valuation commentaries provided by the
Valuers and supporting evidence, enabled us to consider the property
specific factors that may have had an impact on value, including recent
comparable transactions where apprapriate. We concluded thai the
assumptions used in the valuations were supportable in light of
available and comparable market evidence.
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How our augit addressed the key audit malter

Vaiuation of investment and development preperties,
either held directty or through joint ventures {Group)
{continued]

Information and standing data

We perforrmed 1es1ing on the sianding data in the Group’'s information
syslems cancerning the valuation pracess, We carried out pracedures,
on a sample basis, to satisfy aurselves of the accuracy of the property
information supplied to the Valuers by management. For operating
properties, we agreed tenancy information to supporting evidence on

2 sample basis. For developmenis, we conlirmed that the supporting
nformation for construction comtracts and budgets, which was supplied
{o the Valuers, was atso consistent with the Group’s recards for example
by inspecting original construction contracts. For developments,
capitalised expenditure was tested on a sampte basis to inveices,

and budgeted cosls to comptete compared with supporting evidence.
We agreed the amounts per the valuation reports to the accouniing
records and the financial statemeats.

We have no issues to report in respect of this work.

Recoverability of tenant debters and intentives (Group)
Refer to the Repert of the Audit Commitiee, Noles Lo

the financial statements - Nate 1 {Basis of preparation,
significant acecounting policies and accounting judgements),
Note 10 |Praperty) and Note 13 IDebtors). The total value ot
trade debiors recognised within the Group is £53 rittion
{2021, £82 million] and within joint vertures 1§ €17 million
[2021: £27 million] at 31 March 2022, against which an
Expected Credit Loss ['ECL) provision of £47 million

12021: £57 mitlion? and £13 miltion [2021: £15 mitlion}
respectively has been recognised.

Total tenant incenkives acrass the Group is £146% million
12023- £14% miklion] and across joint ventures was

£100 mitlion at 3i March 2022 [2021: £79 millienl, against
which an ECL grovision of £23 million [2021: £23 millien]
and £9 mittion {2021: £6 million] has been recognised.

Caovid-1% and the resulting economic and social disruption
braught unforeseen challenges to Londen and the wider
global economy; impacling the Group and in general the
overald risk profile. Whilst conditions improved in 2021/2022
as a result of the vaccina programme, there remains a risk
of tapants defaulting or tenant failure, particularly in resaect
to the leisure, retail and hespitality sectors. The level of
arrears s higher than pre the pandemic and, although lower
than the prior year, a significant propertion of the arrears
relates ta debtors that are greater than six manths old.

The effects of the pandemic are likely to continue o be
experienced for some time, and therefore the estimation

of the ECL provision against tenant debtors and incentives
remnains highty subjective and comains significant
estimation unceriauy.

The Direckors have appbed the ECL model under IFRS 9
Financial lnstruments and utilised a matrix methadelogy
to determine the provisian. The key assumptions have been
the tenants’ risk rating and the related expected loss rate
for each risk rating and ageing combination. Tenant risk
ratings have been determined by the Qirectors, 1aking into
consideratian informatien available surrounding a tenant’s
credit rating, financial position and historical defauli rates.
Consideration has also been given to the current impact of
Covid-19 and its potential future impacl on the tenant’s
business along with indusiry trends.

We have evaluated the methodology utilised by the Direciors in
determining the ECL provisions as at 31 March 2022, We are satistied
the approach is compliant with the requirements of IFRS 9 ‘Financial
Instruments’ We obtained and checked the mathemalical accuracy,
and completeness, of the data used to catculate 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
spreadsheet used to caloulate the provision.

0n a sample basis, we performed defailed testing over the underlying
data and information used in the ECL analysis including but not {imited
ta verilying: the tenant’s year end ouistanding debtor balance; the
tenanl’s year end unamortised lease incentive balance; the tenant’s
credit histories and current irading performance; the ageing of the
balances: the level of cash collections during the year: and the
foreard looking MacroBtonomic environment amongst other factors.

We assessed the significant assumptions adopted by management

in the pravision for ECL on tenant deblars and incentives against
supporting evidence. For a sample we assessed the appropriateness of
the most significant assumptions being: the calegorisation of tenants
into different risk ratings and the provisioning percentages applied to
each of these risk calegories by agreeing ta supporting documents.

We reviewed the disclosures made in relation to the ECL pravision
ang the sensitivity of the provision 1@ the underlying probabitity of
default applied.

We have no matters to reportin respect of ihis work,
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How our audit addressed the key audil matier

Recoverability of tenant debtors and incentives [Group)
[eontinued)

The expected loss rate has also taken inte consideration the
ageing prafile of the debtors and the historical cash ¢oliected
over the pandemic pericd.

The same key assurnptions are applied in the £CL model

far tenant incentives, without the consideration of the ageing
prafile and historical cash cellections which are not relevant
far lenant incentive balances. On the basis that the
estimation of an ECL provision against Lthe tenant debtors
and incentives balances has been highly subjective and
contains significant estimation uncertainty, we have
identified this as a key audit matter.

Accounting for Canada Water partial dispasal and jeint
venture arrangement [Group!

Refer ta the Report of the Audit Cernmittee and Note 1
(Basis of preparation, significant accounting policies and

We understood the nature of the transaction and assessed the

proposed accounting treatment in relation to the Group's actounting

policies and retevant IFRSs, For the dispesal. we obtained and
reviewed the key supporiing documentation such as Sale and

accounting judgemnentsl, Note 10 [Property] and Note 11
{Joint venturesl.

Purchase Agreement and completion statements, Consideration
vaceived or paid was agreed to bank statements. For the joint venture
arrangement, we read the underlying contracts and agreed the
accounting treatment of the jomt venture arrangement was in =~ 7
accordance with IFRS 10 'Consolidated financial statements’, IFRS 11
Joint arrangements’, and IFRS 12 "Disclosures of interests in other
enlities and checked that the degree of control or influence held by
the Group is apprapriate ta recognise a joint venture arrangemant.

During the reporting period, the Group disposed of 50% of
its share in the Canada Water Masterplan [the ‘Masterplan’]
to AustrabianSuper far £380m. The carrying value of BL's
share priar Lo the transaction was £474m and the disposal
resulied in a gain of E10ém. 1AS 28 requires the Group to
only recognise the proportion of the gain from unrelated
investors’ interests, and therefore a gain on disposal of
£44m (aflter £8 million of transaction costs| has been
recognised at the Group level.

We have no malters to report in respect of this work.

The Group formed a joint veniure arrangament

with AustralianSuper. Management has classified the
arrangement as a joint venture that is equity accounted on
the basis that both parties have joint conirol of the emiity. The
Group has recagnised the investment in joint venture initially
at 50% of the carrying value at the date of the transaction
{€£238m) and then recognised a £44m valuation gain through
picking up a 50% share of total comprehensive income of
the joint venture [representing the valuaticn movermnent to

31 March 2022]. Therefore the total gain going through the
Income Statement is £90m of which £44m is classified in

the profit on dispasal of investment properties line ilem

and £46m is classified in the joint ventures line item.

This warranted additional audit focus due ta the size

and nature of the transaction.
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How aur audii addressed the key audit matier

Taxation [Group!

Refer 1o the Aeport of the Audt Commitiee, the Notes

to the financial statements - Note 1 1Basis of preparation,
significant accounting policies and accounting judgements)
and Note 7 {Taxatian).

The UK Real Estate Invesiment Trust |REIT) regime grants
companies 1ax-exempt status provided they meet the rules
within the regime. The rules are complex, and the tax-
exemptl status has a significant impact en the financial
staternents. The complexity of the rules creates a risk of
an inadvertent breach and the Graup's grafit becaming
subject to tax.

The Group’s status as a REIT underpins its business model
and shareholder returns. For this reason, it warrants special
audit focus.

The obligations of the REIT regime include requirements to
camply 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 to account for the risk of
challenge of certain of the Group’s tax positions. Given
the subjective nature of these provisions, additional
audit focus was placed an tax provisions.

We confirmed our understanding of management’s approach to
ensuring compliance with the REIT regime rules and we invelved our
internal taxation specialists to verily the accuracy of the application of
the rules.

We oblained management's calculations and supporting
documentation, verified the inputs to their calculations and re-
performed the Group's and Broadgate's annual REIT compliance tests.

We used our knowledge of tax circumstances and, by reading relevant
correspandence between the Group and Her Majesty’s Revenue &
Customs and the Group's external tax advisers, we are satisfred that
the assumptions and judgements used by the Group in determining
the tax provisians are reasonable.

We have no 1ssues (0 report in respect of this work.

Valvation of investments and loans to subsidiaries and
jaint ventures (Caempany)

Refer to the Notes to the financiat statements - Note A
Accounting pelicies [Criticat accounting judgements and

key sources of estimation uncertaintyl and B {investments

n subsidiaries and jaint ventures, loans to subsidiaries and
ather investments|. The Company has investments and loans
10 subsidiaries of £33,140 miltion 12021: £33,142 mitlion}

and investments in joint veniures of €116 million

|2021: £106 miltien] as at 31 March 2022. This is following the
recognition of a £32 mitlion 12021: £34 million] provision for
impalrment on investments in subsidiaries, a write back of
impairment of £221 miltion (2021 provisian £754 million)
recognised on loans to subsidiaries, and a £22 million
[2021: £333 millton] provisian for impairmant on investments
in joint ventures in the year. The Company’s accounting
policy for investrments and loans is to hald them at cost

tess any impairment. Impairment of the loans is calculated
in accerdance with IFRS 9. where expected credit osses

are considered (0 be the excess of the Company’s interest

in a subsidiary or joint venture over the subsidiary or (oint
veniure's fair value Investmenis in subsidiaries and joint
ventures are assessed for impairment in line with 1AS 34.

Given the inherent jutdgerneni and complexily in assessing
both the carrpng vatue of 3 subsidary o joint venture
company, and the expected credu toss of inlercampany
receivables, this was identfied as a key audit matter.

We oblained the Directors” impairment assessment for the
recaverability of investments and loans held in subsidiaries and
jeint ventures as at 3t March 2022,

We assessed the accounting policy for investments and loans in
subsidiaries and joinl ventures to ensure they were compliant with
FRS 107 "Reduced Disclosure Framework™. We verified that the
methodaolagy usad by the Otrgctars in arriving at the carrying value
of each subsidiary, and the expecled credit loss ‘simplified approach’
provision for intercompany receivables, was compliant with FRS 101,

We identified the key judgement within the requirement for impairment
of both the investments and leans to subsidiaries and investments in
joint ventures to be the underlying valuation of investment properly
held by the subsidiaries and joint ventures. For details of our
pracedures over investment property valuations please refer

1o the related Group key audit matter above.

We have no issues to report in respect of this work.
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Key audil matter How our audit addressed the key audit maller

Valuation of investments and loans to subsidiaries and
joint ventures [Companyl lcontinuyed)

The primary determinant and key judgement within both the
fair vaiue of each substdiary and joint venture company and
the ECL of armounts awed is the value of the investment
property held by each investee. As such It was over ihis
area that we applied the mosi focus and audit effort.

How we tailored the audit scope
We lailored the scope of our audit to ensyre that we performed encugh work ta be able te give an opinion on the financial stalements
as a whote, taking into account the siructure of the Group and the Company, the accounting processes and conirols, and the industry in
which they operate. The Group owns and invests in a number of investment and development praperties in twe segments, Campuses and
Retail & Futfilment, across the United Kingdom. These are held within a variety of subsidiaries and joint ventures with the Group financial
statements being a consolidalion of these entities, the Company and the Group’s joint ventures. The Broadgate Joint Venture was subject
to 2 full scope audit, while the Mesdowhall 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 performed at the Group level (including audit procedures over the

* consolidation and tonsclidation adjustments) (o ensire sufficient coveragy ard appropriate aodit evidence for our opinion on the
Group financial statements as a whole.
The Group operales a common [T environment, processes and controls across all reportable segments. In establishing the overall
approach to our audit, we assessed the risk of material misstatement, taking intg account the nature, likelihoad and potential magnitude
of any misstatement. Following this assessment, we applied professional judgement to determine the extent of testing required over each
balance in the financial statements.

In respeci of the audit of the Company, the Group audit team performed a full scope statutory audit.

Materiality

The scape of our audit was influenced by eur application of materiality. We set certain quantitative thresholds for materiality. These,
together with qualitative considerations, helped us 1o deiermine the scope of our audit and the nature. timing and exient of our audit
procedures on the individual financial siaterment line items and disclosures and in evalusting the effect of misstatements, both
individually and in aggregate on the financial staternents as a whole.

Basad on our professional judgement, we determined materiality fer the financial siatements as a whole as follows:

Financial statements - Group - Financial statements - Company
Overall materiality £98.4 million [2021: £88.8 million). £88.5 mitlion [2021: £79.9 million].
How we determined it 1% of total assels. 1% of total assets.
Rationale for benchmark A key determinant of the Group's value is The Company’s main activity is the investments in
applied property investments. Due to this, the key area and loans to subsidiaries and joinl ventures. Given

of focus in the audit is the valuation of investment  this. and consistent with the prior year, wa set an
and development properties, either held directly  overall Company materialily level based on totat

or through joint ventures. On this basis, and assets, For purposes of the Group audit, we
censistent with the prior year, we set an overall capped the averall materiality for the Company
Group materiality level based on tatal assets. to be 90% of the Group overall materialily.

For each component in the scope of cur Group audit, we allocated a rmaleriality that is tess than aur overall Group materiality. The range
of materiality allocated across components was between £12m - E50m. Certain comgonents were audited o a tocal statulory audit
materiality that was alsc less than our overatl Group materiality.

In addition, we set a specitic materialily levet of £12.6 million [2021: £14.1 million) for items within the underlying column of the Incame
Statement. For 2022, this is based en 5% of the Group's underlying profit before tax. Far 2021, this was based on 5% of the three year
average profit after tax. The benchmark for 2021 was determined on the basis that the measure used to calculate specific materiality had
fluctualed over the prior three years due to Covid-19. In arriving at this judgement, we had regard te the fact thal the underlying pre-tax
profit is @ secondary financial indicator of the Group Irefer to Note 2 of the financial statements where the term is defined in fulli.

We use performance materiality te reduce io an appropriately low level the probability that the aggregate of uncorrected and undetected
misstatements exceeds overall materiality. Specifically, we use perfermance materiality in datermining the scope of our audit and the
nature and extent of our testing of account balances, classes of transactions and disclosures, for example in determining sample sizes.
Our perfarmance materiality was 75% {2021: 75%) of averall materiatity, amounting to E73.8 million (2021 £46.6 million} for the Group
financial statements and £66.4 million (2021: £59.9 mitlion] for the Campany financial statements.
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In determining the performance materiality, we considered a number of factors - the history of mtsstatements, risk assessment and
aggreqation nisk and the effectiveness of controls ~ and concluded that an amount at the upper end of our narmal range was appropriate.

We agreed with the Audit Commiltee that we would report to them misstatements identified during our audit above €£4.9 million (Group
audit) 12021: £4.4 miltion] and €£4.4 million [Company auditi [2021: £4.0 millionl as well as misstaternents below those amounts that, in
our view, warcanted reparting for qualitative reasans.

In addition we zgreed with the Audit Commitiee that we would regort (o them misstatements identilied during our Group audit ahove
£1.0 mitlien [2020: £1.0 millien) for misstaternents related to underlying profit within the financial statements, as well as misslatemenis
below that amount thay, in our view, warranted reporting for gualitative reasons

Conclusions relating to going concern
Qur evaluation of the directors” assessment of the Groug's and the Company's ability ta contitue ta adopt the gaing concern basis of
accounting included:

- Correoborated key assumplions [eg liguidity forecasts and financing arrangements| to underlying documentation and ensured this
was CORsIsEnt with bur sudit work in these areas:

-~ Considered managemeni’s forecasting accuracy by comparmg haw the forecasts made at the hau year compare to the actual
performance in the second halfof the-year; - - R R IL L - Bt

- Understood and assessed the aopropriateness of the key assumptions used both in the base case and in the severa but p!.ausi.b‘.e
downside scengrio, including assessing whether we considered the downside sensitivilies to be appropriately severe;

- Tested the integrily of the underlying farmulas and calculations within the going concern and cash flow medels;

- Cansidered the approprialeness of the mitigating aclions available to management in the even! of the dawnside scenaric
malerialising. Specifically, we focused on whether these actions are within the Group's control and are achievable; and

- Reviewed the disclosures provided relating Lo the going concern basis of preparation and found that these provided an explanation
of the directors” assessment that was consistent with the evidence we oblained.

Based an the work we have perfarmed, we have not identified any material unceriainties relating Lo events ar canditions that, individuaily
or collectively, may ¢ast significant doubt on the Group’s and the Company’s ability 1o centinue as a going concern for a pericd of at least
twelve months from when the financial statements are authorised for issue.

In auditing the financiat statements, we have cancluded that the directors’ use of the going concern basis of accounting in the preparation
of the financial staterents is appropriate.

However, because not all future events or conditions can be predicted, this canclusion is nol 8 guarantee as to the Group's and the
Company’s ability to cantinue as a gowng concern.

In relation te the directers’ reporting on how they have applied the UK Cerporate Governance Code, we have nothing material to add or
draw attention [o in retalion to the directors’ statement in the financial slatements about whether the directors considered it appropriate
ta adapl the geing concern hasis ¢f accounting,

Qur responsibilities and the responsibilities of the direclors with respect to gaing concern are described in the relevant sections of
this report.

Reporting on other information

The other infermation comprises Ul of the information in the Annual Report other than the financeal statements and our auditors’ report
thereon. The directors are responsible far the ather information, which includes reparting based en the Task Force an Climate-related
Financial Disclosures {TCFDI recommendations, Qur opinion on the inancial statements daes not cover the other information and,
actordingly, we 4o not express an sudil opinion or, excepi Lo the extem otherwise explicitly slated in Ahis report, any farm of

assurance thereon,

In connection with our qudit of the financial statemenls, gur responsibility is to read the other infarmation and, in deing so, consider
whether the other informatien is materiatly inconsistent with the financial statements or our knowledge obtained in the audit, or
otherwise appears (g be materialiy misstated. If we identify an apparent material inconsistency or material missiatemnent, we are
required to perform procedures to conclude whether there is 3 material misstatement of the financial statements or a materiat
misstaternent of the ather information, If, based on the wark we have performed, we conclude that there is a material misstatement
of this other informaltion, we are required to repart that fact. We have nothing to report based on these responsibilities.
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With respect tb the Strategic Report and Direclors’ Report and addilional disclesures, 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 to repert certain epinions and rmatters
as described below.

Strategic Report and Directors’ Report and additional disclosures

In our oginion, based on the work undertaken in the course of the audit, the information given in the Strategic Report and Oirectors’
Report and additional disctosures far the year ended 31 March 2022 is consistent with the financial statements and has been prepared
in accordance with applicable iegal requirements.

In light of the knowledge and understanding of the Group and Company and their envirenment obtained in the course of the audit,
wa did not identify any material misstatements in the Strategic Report and Directors’ Report and additional disclosures.

Directors’ Remuneration
In our opinion, the part of the Directors” Remuneration Reparl to be audited has been properly prepared in accordance with the
Companies Act 2005

Corporate governance statement

The Listing Rules require us to review the directors’ stalements in relatien to gaing concern, longer-term viability and that part of
ihe corporale governance statement relating ta the Company’s compliance with the provisions of the UK Corporate Governance Code
specified for our review. Qur additional responsibilities with respect to the corporate governance statement as other information are
described in the Reporting on other infarmation section of this report.

Based on the work undertaken as part of our audit, we have concluded thai each of the fellowing elements of the corporale governance
slatement is materially consistent with the financial statements and our knowledge obtained during the audit, and we have nothing
malerial to add or draw attention to in relation lo:

- The directors’ confirmalion that they have carried out a robust assessment of the emerging and principat risks;

- The disclasures in the Annual Report that describe those principal risks, what procedures are in place to identify emerging risks and
an explanation of how these are being managed or mitigated;

- The directars’ statement in the financial statements about whether they considered it appropriate to 2dopt the gaing concern basis of
accounting in preparing them, and their identification of any malerial uncertainties to the Group’s and Company's ability to continue to
do sa over a period of at least twelve months from the date of approval of the financial stalements;

- The directors’ explanation as {o their assessment of the Group's and Company’s prospecis, the period this assessment covers and
why the period is appropriate; and

- The directors’ statement as to whether they have a reasonable expeciation that the Company will be able o continue in aperation
and meet its liabilities a5 they fall due over the period of its assessment, including any related disclosures drawing atlention 1o any
necessary qualifications or assumptions.

Our review of the directors’ statement regarding the lenger-term viability of the Group was substantially less in scepe than an audit and
only consisted of making inquiries ang considering the directors’ pracess supporting their statement; checking thal the stalement is in
aslignment with the relevant provisions of the UK Corporate Governance Code; and considering whether the statement is consistent with
the financial statemants and our knowledge and understanding of the Group and Campany and their environment oblained in the course
of the audit.

In addition, based on the work undertaken as part of our audit, we have concluded that each of the following elements ol the corporate
gevernance statement is materially consistent with the financial statements and our knowledge obtained during the audit:

- The directors’ statement thal they consider the Annual Report, taken as a whole, is fair, patanced and understandable, and provides
the information necessary for the members 10 assess the Group's and Company’s position, performance, business model and strategy:

- The section of the Annual Report that describes the review of effectiveness of risk management and internal centrol systems; and

- The section of the Annual Regert describing the work of the Audit Committee.

We have nothing ta report in respect of our responsibility to report when the directors’ statement retating to the Company's compliance

with the Code does not properly disclose a departure fram a retevant provision of the Code specified under the Listing Rules for review
by the auditors.
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Responsibilities for the financial statements and the audit
Responsibitities of the directors for the financial statements
As explained more fully in the Directors’ responsibilities statement, the directors are responsible for the preparation of the financial '
statements in accordance with the applicable framework and for being satisfied that they give a true and fair view. The direciors are alse
respansible far such internal control as they determine is necessary {0 enable the preparation of financial statements that are free from
" material misstatement, whether due to fraud or error.

In preparing the financial statements, the directors are respansible for assessing the Group’s and the Company's ability 1o continue
as a going concern, disclosing, as applicable, matiers ralated o going concern and using fne going concern hasis of accaunting untess
the directors either intend to liquidate the Group or the Company or 1o cease operalions, or have no realistic alternative but to da so.

Auditors” responsibilities for the audit of the financial statements

Qur objectives are Lo oblain reasonable assurance about whether the financial statemenis as a whole are free irom matenal
misstatemnent, whether due to fraud or error, and to issue an auditors” report that includes cur opinion. Reasonable assurance is

a high level of assurance, but is not a guarantee that an audit conducted in accordance with 1SAs (UK) will always detect a material
misstatement when it exists. Misstatements can arise from fraud or error and are considered material if, individually or in the aggregate.
they coutd reasonably be expected to influence the economic decisions of users taken on the basis of these financial statements.

--- - —hrregutariies;including fraud, are instances of nan:compliance with laws and regulations, We design procedures in line with cur
responsibilities, cutlined above, to detect material misstaiements in respect ol irregularities, including fraud. The extent to which
our procedures are capable of detecung irregutarinies, including fraud, is detailed below.

Based on our ynderstanding of the Group and industry. we identified that the principal risks of non-compliance with laws and regulations
L. related to compliance with the Real Estate Investrnent Trust [REIT) status section 1158 of the Corporation Tax Act 2010 and the UK . e e~
regulatory principles, such as those governed by the Financial Conduct Authority, and we considerad the extent Lo which non-compliance
might have a material effect on the financial statements. We also considered those laws and regulations that have a direct impact on
the financial statemenis such as the Companies Act 2006, We evaluated managemenl's incentives and opportunities for fraudulent
manipulation of the financial statements lincluding the risk of override of conirolsl, and datermined thal the principal risks were relaled ' ,
10 posting inappropriate jorrnal entries Lo Increase revenue, management bias in accounting estimates and judgemental areas of the
financial statemenis such as the valuatien of investment and development properties and (he expected credit less provisions in respect
of tenant debtors and incentives [see related kay audit matiers above). Audit precedures performed by the engagement team included:

- Discussions with management and internal audit, including consideration of known or suspected instances of non-compliance with
laws and reguiations and fraud, and review of the reports made by management and internal audit;

- Understanding of management’s internal controls designed to prevent and detect irreqularities;

- Reviewing the Group's litigation register in so far as it related to non-compliance with laws and regulations and fraud;

- Reviewing retevant meeting minutes, inctuding those of the Risk Committee and the Audit Cammittes;

- Review of tax compliance with the invelvement of our tax specialists in the audit;

- ODesigning audit procedures to incerporate unpredictability around the nature, liming or extent of our testing of expenses;

- Challenging assumptions and judgements rmade by management in their significant sreas of estimation; and '

- Identifying and tesling journal eniries, in particular any faurnal entries posted with vnusual account combinations, posted by
unexpected vsers and posted on unexpected days.

There are inherent limitations in the audit procedyres described above. We are less likely to become aware of instances of non-
compliance with laws and regulations that are not closely related to events and transactions reflected in the financial statements.
Also, the risk of not detecting a material missiaternent due te fraud is higher than the risk of not detecting one resulting trem error,
as fraud may involve deliberate cancealment by, for example, forgery or intentional misrepreseniations, or through collusion.

Our audit testing might include testing complate populations of certain transactiens and balances, possibly using data auditing
techniques. However, it typically involves selecting a limited number of items for testing, rather ihan testing complete populations.
We will often seek tg 1arget particular items for testing based on their size or risk characteristics. In other cases, wa witl use audit
sampling to enable ys te draw a conclusion abeud the population from which the sample is selected.

A further description of our responsibilities for the audit of the financial statements is located on the FRC's website at:
www frc.org ukfauditorsresponsibitities, This description forms part of our auditors’ report.
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Use of this report

This report, including the opinians, has been prepared for and only for the Company’s members as a body in accerdance with Chapter 3
of Part 16 of the Companies Act 2004 and for no other purpose. We do nat, in giving these opinians, accept or assume responsibility for
any other purpose or to any other person to whom this report is shown or into whose hands it may corme save where expressly agreed
by our prior consent in writing.

Other required reporting
Campanies Act 2006 exceptlion roporting
Under the Companies Act 2006 we are required ia report te you if, in cur opinion;

- we have nol ebiained all the information and explanations we require for our audit: or

- adequate accounting records have not been kept by the Company, or returns adequate for our audit have net been received from
branches not visited by us; or

- certain disclosures of directors’ remuneration specified by law are not made; or

~ the Company linancial statements and the pari of the Directors’ Remuneration Report to be audited are not in agreement with the
accounting records and relurns.

We have no exceplions to report arising from this responsibility.

Appointment

Following the recommendation of the Audit Committee, we were appointed by the members en 18 July 2014 to audit the financial
statements for the year ended 31 March 2015 and subsequent financial periods. The pericd of total uninterrupted engagemant is Byears,
covering the years ended 31 March 2015 1o 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
statements will form part of the ESEF-prepared annual financial report filed on the National Starage Mechamsm of the Financial
Conduct Autherity in accordance with the ESEF Regutatory Technical Standard 'ESEF RTS'|. This avditors’ report provides ng
assurance over whether the annwal finangial repart will be prepared using the single electronic format specified in the ESEF RTS.

Sandra Dowling (Senior Statutory Auditor)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutery Auditors
London

17 May 2022
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Consolidated Income Statement
For the year ended 31 March 2022

The British Land Company PLC 00621720

2022 2021
Capital Capital
UYnderlyiag' and ather Tetat Underlying' and other Toiat
dote £m £m £m {m £m £m
Revenue 3 430 (201 410 458 - 448
Cosis? 3 {120) 9 [12%) 180] - {180
3 10 [29) 281 288 - 288
Jaint ventures [see atso below} . 11 86 158 244 52 14091 1357)
Administralive expenses l88] - (es) 1741 - [74]
Valuation movement L - [4a) 471 - 18881 1888]
Profit on dispasal of invesiment properties and invastments - 45 45 - 28 28
Neti financing costs
financing income [ - 87 &7 - 15 19
financing charges 3 {55l {71 182 (62) 13 155)
|55) &0 5 (621 12 {501
Profit (Loss) on ordinary activities before taxation 253 705 958 204 11,257 (1,053}
Taxation 7 4 {2l 2 126) {é) 130]
Profit lloss) for the year after taxation 257 703 9460 178 {1,261) 11,083}
Attributable te non-controlling interests 2 - 2 3 155} 152}
Attributable to sharehaolders of the Company 255 703 958 175 [1,208) (1031
Ezrnings per share:
basic ? 103.3p n.2p
diluted ? 103.0p 112)p
Afl resutts derive from continuing operations.
022 2021
Capital Capital
Underlying' and ather Total Underlying' and othes Tatal
Note £m €m £m Em Em £m
Results of joint ventures accounted
for using the equity method
Underlying Profit . 13 - 85 52 - 52
Valvation movement* 4 - 162 142 - 1409 [409)
Capital financing cosls - (%) 78] - - -
Loss an disposal of investment properties,
trading properties and invesiments - - - - i1l 1]
Taxation 7 - - - - 1 1
1 84 158 264 52 1409) {357)

. See definition in Note 2 and a reconciliation between Underying Profitand IFRS profit in Note 21,

M

{2020/21: charge of £40m). This is disclased in further detail in Note 10 and Note 13,

. Inctuded within ‘Costs’ s a credit relating & provisions for imgairment of tenan! debtors, accrued incame and lenantincenlives and conlracted rent increases of £6m

3. Included within " laint ventyres' is a charge relaling to provision for impairment of equity investments and loans (e jeint ventures of £22m [2020/21: £144m), disclosed in further

detailin Note 11,

4. Included within the Valuatien mavement’ of £152m is a ret valvation movernent of £110m and the realisation of gan on disposal of assets inlp joint ventyres of £52m, disclosed

iniurther delail in Note 1%
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Consolidated Statement of Comprehensive Income
For the year ended 31 March 2022

2022 2021
€m Em
Prafit [loss) for the year afer taxation 960 (1,083
Other comprehensive income [expense):
Items that will not be reclassified subsequently to profit or loss:
Net actuarial loss on pension scherne - (13
Valuation movement on owner-sccupied properties - (1]
- (14}
Items that may be reclassified subsequently to profit or loss:
Gains on cash flow hedges
- Broup - 2
- Joint ventures 1 t
1 3
Reclassification of foreign exchange differences on dispoasal of subsidiary nel investment to the income statement 2] -
Deferred tax on items of other comprehensive income - &
Other comprehensive expense for the year {1%) 151
Total comprehensive income lexpensel for tha year 949 (1,088l
Antributable to non-contrelling interests 2 {521
Attributable to sharehalders of the Company 947 {1.034|
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FINANCIAL STAYEMENTS continued

Consolidated Balance Sheet

" As at 31 March 2022

022 2021
Mote £m tm
ASSETS
Non-current assets
Investment and development properiies 10 7,032 6,326
Qwner-occupied properties 10 - 2
7,032 $.328
QOther non-current assets
Investments in joint veniures 1 2511 2120
Other investments 12 4 20
Property, plant and equipment 27 20
Interest rate and currency defivative assets 17 97 135
Debters - 4
9,708 8439
Current assets
Traging properties 10 18 26
Debtars 13 kil 56
Corporation 1ax 3 ~
Cash and short term depaosits 17 Th 154
134 236
Total assets 9,842 8.875
LIABILITIES
-Currentliabilities — — o i e e
Short term borrowings and overdralls 17 [189] 6t
Creditors V4 {2451 219
Corporation tax - 17l
1434) (387}
Non-current liabilities
Debenlures and loans 17 12,427) [2.24%
Other non-current liabilities* 15 11521 (1281
Interest rate and currency derivative lisbilities 17 (951 (1281
[2,475) [2,505)
Total liahilities {3,109) 12.892)
Net assals 6,733 5.983
EQUITY
Share capital 234 234
Share premium 1,307 1,307
Merger reserve 212 213
Cther reserves 5 16
Relained earnings 4,959 4,154
Equity atfributable to sharehotders of the Company 4,718 5,924
Non-controlling interests 15 59
Total equity 6,733 5.983
EPRA Net Tangible Assets per share? 2 727p 448p

1. See fooinate 1in Note 3.
2. See definition in Note 2.

{h Ghon-

TimScare Bhavesh Mistry
Chairman Chief Financiat Cfficer

The financial statements on pages 170-220 were approved by the Board of Birectors and signed on iis behall on 17 May 2022.

Company number 621520,
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Consolidated Statement of Cash Flows

For the year ended 31 March 2022

2022 221
Nare £m £m
Rental income received from tenants 358 320
Fees and ather income received 30 38
Operating expenses paid 1o suppliers and employees (140) [125)
Indirect taxes paid in respect of ogerating achivities - 18]
Sale of trading praperlies 8 -
Cash generated from operations 256 218
fnterest paid (621 {70)
Corporation tasation payments L8l {331
Distributions and other receivabiles from joint ventures n 57 34
Net cash inflow trom operating activities 245 149
Cash flows from investing activities
Development and ather capital expenditure {259} {1721
Purchase of investment properties 1596) (52
Sale of investment properties 187 1,073
Sale of invesiment properties to Canada Water Joint Venturg 290 -
Purchase of investments [14] [5)
Sale of investments - 108
Indirect taxes paid in respect of investing activities s (2]
Loan repaymenis from joint ventures 133 40
investment in and Loans to joint ventures nzn (84]
Capital distributions from jeint ventures - 4
Net cash loutflow] inflow from investing activities (385) 910
Cash flows from financing activities
Dividends paig 19 [155) (78]
Dividends paid to non-controlling interests (&) m
Capital payments in respect of interest rate derivatives 7 no
Purchase of non-centrolling interests in Hercules Unit Trust _ la| -
Decrease in lease liabilities (1A} 17
Decrease in bank and other borrowings ' 1213) 11.218)
Drawdowns on bank and other barrowings 483 214
Net cash inflow loutflow) from financing activities 40 11,098|
Net decrease in cash and cash eguivalents [80] (391
Cash and cash equivalents at 1 April 154 193
Cash and cash equivalents at 31 March 74 154
Cash and cash equivalents consists of:
Cash and short term deposils ) 17 74 154
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Consolidated Statement of Changes in Equity

For the year ended 31 March 2022
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Hedging
and Re- Nen-
Share Share translation  valualion Merger  Retained conlrailing Total
capilalt  preenum reserve! resarvy resarve earmings Total  interests equity
Em n im £m Em Em £m Em £&m
Balance at T April 2021 234 1,307 14 2 213 4,154 5924 59 5,983
Profit for the year after taxation - - - - - 958 958 2 950
Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reclassification of foreign exchange differences on
disposat of subsidiary net investment - - 12t - - - 1121 - {12
Other comprehensive income - - (12] 1 - - {11} - 11
Total comprehensive {expense) income for the year - - (12 1 - 958 947 Z 949
Fair value of share and share option awards - - - - - 2 2 - 2
Purchase of the unils from nan-cantrolling interests? - - - - - 2 2 (40} {38]
Dividends payable in year (16.96p per share) - - - - - {1571 1187 - (157}
Oividends payable by subsidiaries - - - - - - - (8] (3]
Balance at 31 March 2022 234 1,307 2 3 213 4,959 6,718 15 4,731
Balance at 1 April 2020 234 1,307 12 24 213 5.243 7035 112 7147
Loss far the year after laxation - - - - - o3t o34 152y (1.083)
Revalualion of pwner-occupied property - - - f1) - - 1] - n
Gains on cash flow hedges - Group - - 2 - - - 2 - 2
Gains gn cash llow hedges - joint ventures - - - 1 ~ - 1 - 1
Reserves transter on disposal of owner-occupted property - -~ - 130} ~ 30 - ~ =
Met actuarial less on pension scheme - ~ - - ~ 113t (131 - f13]
Oeferred tax on items of othes comprehensive tncome - ~ - . b ~ - b ~ b
Giher comprehensive income - - 2 {24} ~ 17 {51 - {5
Total comprehensive income lexpensel for the year - - 2 124) - 1014l 10361 (521 11,088l
Fair value of share and share oplion awards - - - - - 3 3 - 3
Oividends payable in year {8.40p per share! - - - - {78) (78} - [78]
Dividends payable by subsidiaries - - - - - - - 4] (1)
Balance at 31 March 2021 234 1307 14 2 213 4154 5924 59 5983

1. The balance at the beginning of the cusrent year incluies £15m in refation te translation and (£1mi in relation to hedging |2020/21: £15m and (E3mi]. Opening and closing ’

balances in relation lo hedging ralate to continuing hedges only.

a~r

_ On 5 July 2021, the Group completed the acquisition of the rermaining 21.9% units of Hercules Unit Trust that the Group did not already own for 3 consideration of £38m. Whilst

the Iransaction was completed on 5 Juty 2021, the Group obtained the risks and rewards of ownership of the 21 9% of Hercules Unit Trust on | Aprit 2021 and theretore, the
change in ownership percentage and resulting non-conirolling inferesis were reflected at this date in the financal statements. The book value of the net assets purchased
at 1 Agrit 2021 were E40m and consequently E40m has been transferred frorn non-controlling intgrests to shargholders equity.
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Notes to the Accounts

1 Basis of preparation, significant accounting policies and
accounting judgements

The financial statemgnls for the year ended 31 March 2022
have been prepared on the historical cost basis, except for the
revaluation of properties, investments classified as fair value
through profit or loss and derivatives. The financial statementls
are prepared in accordance with UK-adapted International
Accounting Standards and the applicable legal requirements
of the Companies Act 2006 [ IFRS],

On 31 Decernber 2020 £U-adopted IFRS was brought into UK law
and became UK-adopted International Accounting Standards,
with future changes to IFRS being subject to endorsement by the
UK Endorsement Board. The censolidated financial statements
have transitioned to UK-adopted International Accounting
Slandards for the year ended 31 March 2022. This change
constitutes a change in accounting framework. However, there

is no impact on recognition, reeasurement or disctosure in the
year reported as a result of the change in framework.

In the current finanzisl year the Group has adopted a number of
minor ameandments to standards effective in the year, none of
which have had a material impact on the Group.

These amendments include IFRS 16 ‘Leases” - Covid-19-Related
Rent Concessians, snd amendments to IFRS 2, IFRS 7, IFRS 4
and iFRS 16 Interest Rate Benchmark Retorm - Phase 2.

A number of new standards and amendments to standards

and interpretations have been issued but are not yet effective

for the current accaunting period. These amendments include
amendments to 1AS 1 'Presentation of Financial Staterments’

on classification of ligbilities, a number of narrow-scope
amendments to IFRS 3, IAS 14, 145 17, 1AS 37, 1AS 1, 1AS 8, 1AS 12,
IFRS 10 and IAS 28 and some annual improvements an tFRS 1,
IFRS 9, 1AS 41 and IFRS 14. The ahave amendments are not
expected to have a significant impact on the Group's results.

Going concern

The financiat statements are prepared on a going cancern

basis. The balance sheel shows that the Group is in a net current
liability position, predominantly due to shorl lerm borrowings and
ovardraits 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 wilt be
able to meet these current {iabilities as they fall due. (n 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’.
Befare factaring in any income receivable, the undrawn facitittes
and cash would also be sufficient to cover forecast capital
expenditure, property operating costs, administrative expenses,
maturing debt and interest over the next 12 months from the
approval date of these financial statements.

Having assessed the Principal risks, the Directors believe that the
Group is well placed tg manage its financing and other business
risks satisfactority despite the uncertain economic climate, and
have a reasonabte expectation that the Company and the Group
have adequate resaurces to continue in operation for at least

12 months from the signing date of these financial statements.

The British Land Campany PLC 00621920

Accordingly, they believe the going cencern Basis is an
appropriate one. See the full assessment of preparation on
a going concern basis in the corporate govarnance section
on page 109,

Subsidiaries, joint ventures and associates

The consolidated accounts include the accounis of The British
Land Company PLC I'British Land’l and all subsidiaries [entities
controlled by British Land). Control is assumed where British
Land is exposed, ar has the rights, to variable returns fromts
invalvernent 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
or disposed of during the year are included from the effective date
of acquisition or up to the effective date of dispasat. Accounting
policies of subsidiaries, joint ventures or associates which ditfer
from Group accounting policies are adjusted an consolidation.

Business combinations are accounted for under the acquisition
method. Any excess of the purchase price of business combinations
over the fair value of the assets, lisbilities and contingent liabitities
acquired and resulting deferred tax thereon is recognised as
goodwill. Any negative goodwillis credited to the income
statement in the period of acquisition.

Allintra-Group transactions, balances, incorme and expenses
are eliminated on consolidation. Jaint ventures and associates
are accounted for under the equity method, whereby the
consolidated balance sheet incorporates the Group's share
linvestor's share] of the net assels 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 movements an investmeant
properties, Where joint venkures and associates generate lpsses
after tax, these are recognised initially against the Group's equity
investment. If the Group’s equity invesiment is nil, these are
subsequently then recagnised against other long term interests,
principally long term loans.

Distributions and ather 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
transaction, such as a property or investment disposal. In this
case they are classed as cash flows from investing activities.

Properties

Properties are externally valued at the balance sheet date.
Investrnent and owner-occupied properties are recorded at
valuation whereas trading properties are stated at the lower
of cost and net realisable value.

Any surptus or deficit arising on revaluing investrment
properties is recognised in the capital and ather column of
the income statement.

Any surplus arising on revaluing owner-occupied properties
above cost is recognised in other comprehensive income, and any
deficit arising in revaluation below cost for owner-occupied and
trading properties is recogrused in the capital and other column
of the income statement. On disposal of an owner-occupied
property, any surplus 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 jutigements continued

The cost of properties in the course of development inctudes
attributable interest and other asseciated outgoings including
attributable development personnel costs. Interest 1a caleutated
on the development expenditure by reference to specific
borrowings, where relevant, and otherwise on the weighted
average interest rate of British Land Cornpany PLC borrawings.
Interest is not capitalised where no developmeni aclivity is taking
place. A property ceases {0 be treated as a development property
on practical completion

Investment property disposals are recognised on completion.
Prolits and losses arising are recognised through the capilal and
other column of the income staterment. The profit on disposal 1s
determined as the difference between the net sales proceeds
and the carrying amount of the asset at the commencement

af the aceounting period plus capital expendilure in the period.
Where properties are disposed into a joint venture owned by the
Group, the subsequeat profit or loss recognised in the capital and
other column of the income staterment is limiled to the extent of
the unrelated party's interest.

Trading properties are initially recognised at the lower of cast and
net realisabte value. Trading property disposals are recognised in
line with the Group's revenue accounting policies.

Where investment properties are appropriated to trading properties,
they are transferred at market value. If properties held for trading
are appropriated o investment properlies, they are transferred at
book value. Transfers to or from an invesiment property accur
when, and only when, there is evidence of change in use.

Where a right-of-use asset meets the definition of investment
property under IFRS 16, the righi-of-use asset will initially be
calculated as the present value of minimum lease payments
under the lease and subsequently measured under the fair
value modal, based on discounted cash flows of net rental
income earned under the lease.

The Group leases oul investrent properties under operating leases
with rents generally payable monthly or quarterly. The Group is
exposed to changes in the residual value of properties at the end
of current lease agreements, and mitigates this risk by actively
managing its tenant mix in orger to Maximise the weighted
average lease term, minimise vacancies acrass the portfolio
and maximise exposure to tenants with strong financial
charactensiics. The Group also grants {ease incentivas fo
encourage high-quality tenants to remain in properties for
{onger lease terms. Lease incentives, such as rent-free periods
and cash coniributions to tenant Sit-out, and contracled rent
increases are recognised as part of the investment properly
balance. The Group calculates the expected credit loss for

lease incentives and contracted rent ncreases based on lifetime
expected credit losses under the [FRS 9 simplified approach.

Surrender prermia payable refating to investrment properties

are recognised in the incame statement, through the Underlying
column, except where the surrender prerma payable is deemed ta
be unusuat or significant by virtue of their size or nature, where
they are recognised through the capital and other column.
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Surrender premia payable relating (o development properties are
capitalised as a property addition providing they are a directly
atiribuiable and necessary development expense.

Financial assets and liabilities

Debtors and creditors are inilially recognised at fair value and
subseguently measured at amorlised cost and discounted as
appropriate. On initial recognition the Group calculates the
expected credit loss for deblors based on lifetirme expected
credit losses under the IFRS 9 simplified approach.

Other investments include investments classified as amortised
cast and investmants classified as fair value through profit

or loss. Loans and receivables classified as amortised cost

are measured using the effective interest methed, less any
impairment. Interest is recognised by applying the effeclive
interest rate. Investments classitied as tair value through profit
or loss are imitially recorded at fair value and are subseguently
externally valued on the same basis at the baiance sheet date.
Any surplus ar deficit arising en revaluing investments classified
as faw vatue through profit or loss is recognised in tha capital and
other column of the income statement

The lease liabitity associated with investment property which is
held under a lease, is initially calculated as the present value of
the minimnum {ease payments. The lease liability is subsequently
measuraed at amortised cost, unwinding as finance lease interest
accrues and lease paymenis are made.

Debt instrurnents are stated at their fair value on issue. Finance
charges including premia payabte on settlernent or redemption
and direct issue casts are spread over the peniod to maturity,
using the effective interest method. Excepticnal finance
charges incurred due to early redemption {mcluding premia)
are recagnised in the mcome statement when they oceur.

As defined by IFRS 9, cash flow and fair value hedges are intially
recognised at fair value at the date the derivative contracts are
entered into, and subsequently remeasured at fair value. Changes
in the fair value of derivatives that are designated and qualify

as effective cash flow hedges are recognised direcily throtgh
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 and other column of the income
staterment, along with any changes in the fair vatue of the hedged
item that is attributable to the hedged risk. Any ineffectiva portian
of alt dervatives 1s recagnised in the capital and ather column af
the income statement. Changes in the fair value of derivatives
that are not in a designated hedging relationship under IFRS ¢
are recorded directly in the capital and other column of the
income statement. These derivatives are carried at far value

on the balance sheet.

Cash equivalents are limited to 'nstruments with a 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 perfarmance fees
and proceeds from the sale of trading properties.

Rental income and surrender premia are recognised in
accordance with IFRS 16 '(eases”.

For leases wheare a single payment is received to cover both rent
and service charge, the service charge camponent is separated
out and reported as service charge income.

Rental income, including fixed rental uplifts, from investment
property leased cut under an operating lease is recognised

as revenue on a straight-line basis over the lease term. Lease
incentives, such as rent-free periods and cash contributions te
tenant fit-out, are recognised an the same straight-line basis
being an integral part 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 unsettled rent
reviews. Contingent rents, being those lease payments that are
ndt fixed at the inception of the lease, including for example
turnover rents, are recognised in the perod in which they

are earned.

Lease modifications are defined as a change in the scope of

3 lease, or the consideration of a lease, that was not part of

the original terms and conditions of the lease. Madifications to
operating lzases the Group holds 25 a lessor are accounted for
fram the effective date of the modification. Modifications take inta
account any prepaid or accrued lease payments retating 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
modificztions. Concessions granted to tenants which allow the
deferral of rent payments to the Group are not accounted for
as lease modifications on the basis there is no change ta the
consideration or scope of the (ease.

Surrender premia for the early termination of a lease are
recognised as revenue when the amounts become contractually
due, net of dilapidations and non-recovarable cutgoings relating
to the leage concernad.

The Group agplies the five-step-model as required by IFRS 15
in recognising its service charge incorme, management and
performance fees and proceeds from the sale of trading properties.

Service charge income is recognised as revenue in the pericd to
which it relates.

Management fees are recognised as revenue in the period

to which they relate and relate predominantiy to the provision
of asset management, property management, development
management and administration services to joint ventures.
Performance fees are recognised at the end of the performance
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period when the performance obligations are met, the fee amount
can be estimated reliably and itis highly probable that the fee

will be received. Performance fees are based on property
valvatians compared to external benchmarks at the end of

the reparting period.

Proceeds from the sale of trading properties are recognised
when control has been transierred o the purchaser. This
generally accurs on campletian. Proceeds from the sale of
trading properties are recognised as revenue in the capital
and other column of the incame staterment. All ather revenue
described above is recognised in the underlying column of the
income statement.

Taxation

Current tax is based on taxzble prafit for the year and is calculated
using tax rates that have been enacted or substantively enacied
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 lor tax deductible].

Deferred tax is provided on items that may become taxable in the
future, or which may be used {o offset against taxatle profits in

the future, on the temporary differences between the carrying
amounts of assets and liabilities for financial reporting purposes,
and the amounts used for taxation purposes an an undiscounted
basis. On business combinations, the deferred tax effect of

fair value adjustments is incorparated in the consolidated

balance sheet. ’

Deferred tax assets and liabilities are netted off against each
other in the consclidated balance sheet when they relate to
income taxes levied by the same tax authority on different taxable
entities which intend to either setile current tax assets and
liabilities on a net basis.

Employee costs

The fair value of equity-settled share-based payments to
employees is determined at the date of grant and is expensed on
a straight-line basis over the vesting period, based on the Group's
estimate of shares or options that will eventuatly vest. For all
schemes except the Group's Long Term Incentive Plan and Save
As You Earm schermes, the fair value of awards are egual to the
market value at grant date. For options and perfermance shares
granted under the Long Term Incentive Plan, the fair values are
deterrined by Monte Carlo and Black-Scholes models. A Black-
Scholes modet is used for the Save As You Earn schemes.

Oefined benelit pension scheme assets are measured using

fair values. Pension scheme liabilities are measured using the
projected unit credit method and discounted at the rate of return
of a high-quality carporate band of equivalent term to the scheme
liabilities. The net surplus (where recoverable by the Group! or
deficit is recagnised in full in the consolidated batance sheet.

Any asset resulting from the calculation is imited to the present
value of available refunds and reductions in future contributions
ta the plan. The current service cost and gains and losses on
setilement and curtailments are charged to Underlying Proiit.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparation, significant accounting policies and
accounting judgements continued

Actuarial gains and losses are recegnised in full in the period in
which they occur and are presented in the consolidated statement
of comprehensive income.

Contributions o the Group's defined contribution schemes are
expensed on the basis of the cantracted annual cantribution.

Government grants

Government grants are recognised when there i reasaonable
assurance that the grant will be received and all attached
conditions will be complied with. A grant that relates to an
investment or development property is deducted from the cost of
the relevant property, thereby increasing the gain recognised on
disposal or revaluation of the property. A grant that relates to an
expense ifemn is recognised as income on a systematic 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
required to make critical accaunting judgements and assass
key sources of estimation uncertainty that affect the financial
staiements.

The general risk envirenment in which the Group operates has
remained heightened during the period due to the continued
inpact of Covid- 19, and the emergence of the UK economy leom
the pandemic, including related challenges in parts of the UK
retail market and macraeconomic headwinds through rising
infiation, Despite this the general risk environment is considered
to have irmproved during the year, with the lifting of lockdown
restrictions resulling in improvement in aclivily 3cross the
Group's segments, rents stabilising, improved rental collection
rates and footfal( and sales in retail parks returning close ta,
and in some cases above, pre-pandemic levels.

The emergence of the conflict in Ukraine in February 2022 has led
ta increased global economic uncertainty with sanctions impased
upon Russia ang heightened political and diploratic tensions
The Directars do not consider the conllict at this stage to have
nad a matenalimpact on the Group's linancial statements owing
to the nature of the Group’s UK focused operatians and imited
exposure ta Ukrainian and Russian businesses. Additionally,

our valuers consider there ta be no current evident impact of the
confticl on the UK property sector. The Oirectors and our valuers
are closely monitoring the conflict for any future developments
that may change the risk environment in which the Group
operates.

Key sources of estimation uncertainty .
Valuation of investment, developrment, trading and owner-accupied
properties: The Group uses externat professional valuers to
determine the retavant amounts. The primary source of endence
for property valuations should be recent, comparabie market
transactions on an arm’s length basis. However, the valuation of
the Group's property portfolic are inherently subjective, as they are
based upon vatuer assumptions and estimations that form part of
the key unobservable inputs of the valuation, which may prove 16 be
inaccurate Further details an the valuers assumptions, estimates
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and associated key unobservable inputs sensilivity disclosures,
have been provided in Note 10.

mpairment provisioning of lease debtors lincluding azcrued
income) and lease incentives, which are presented within
investment properties: The impact of and emergence from
Covid-19 has given rise to an increase in lease debtors due

from tenants along with higher loss rates, however these are
continuing to decrease as the impact of the pandemic recedes.
Consequently, for the year ended 31 March 2022 the impairment
provisions calculated using the expected credit toss modet under
IFRS 9 against these balances are lower than in the prior year.

The key assumptions within the expected credst loss mogel
include the tenants’ credit risk rating and the related loss

rates assumed for gach risk rating depending on the historical
experience colleciion rate and the ageing profile. Tenant risk
ratings are determined by management, taking inta consideration
information available surrounding a tenant’s credit raling,
financial position and historical loss rates. Tenants are classified
as being in Administratian ar CVA, high, medium or low risk
based on this inforenation, The assigned loss rates for these risk
categaries are reviewed at each balance sheet date and are based
on historical experience collection rates and future expectations
of cotlection rates. The same key assumptions are applied in

the expected credit loss model for tenant incentives, without the
consideration of the ageing prafile which is nat relevant tor 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 associaled credit risk on these
balances, which relate to the tenant’s future lease liabilities,

is lower than that assoctated to tenant debtars outstanding

as a result of Covig-19.

Sensitivity disclosures have been provided relating lo ease
debtors in Note 12 and lease incentives in Note 10.

Other sources of estimation uncertainty that are not key include
the valuation of inlerest rate derivatives, tha daterminaiian 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 rigt cansider there ta be any criticat accaunting
judgements in the preparation of the Group’s financial stalements.

The following items are ongamg areas of accounting judgemnent,
hawever, the Direciars da not consider these accounting
judgements o be critical and significant accounting judgement
has not been required for any of these items in the current
financial year.

REIT status: British Land is a Reat Estate investmeni Trust [REIT’)
and does not pay Lax on its property income or gains an property
sales, provided that at least 90% of the Group’s property incore is
distributed as a dividend to shareholders, which becomes taxable in
their hands. In addition, the Group has to meet certain conditions
such as ensuring the property rental business represents more
than 75% of tatal profits and assets. Any patential or propased
changes ta the REIT legislation are rmonitored and discussed with



1 Basis of preparatien, significant accounting policies and
accounting judgements continued

HMRC. It is management's intention that the Group will continue as
a REIT for the !oresesable future.

Accounting for joint ventures: In accordance with

IFRS 10 ‘Consolidated Financial Statements’, IFRS 11 “Joint
Arrangements’, and IFRS 12 ‘Disclosure of Interests in Qther
Entities” an assessment is reguired lo delermine the degree of
control or influence the Group exercises and the form of any
control to ensure thai the financial staternent treatment is
appropriate. The assessment undertaken by managerment
includes consideration of the structure, legal form, contractual
terms and other facts and circumstances relating to the relevant
entity. This assessment is updated annually and there have baen
no changes in the judgement reached in relation to the degree

of control the Group exercises within the current or prior year. An
assessment was performed in respect of the Canada Water Joint
Venlure transaction that occurred in the year endad 31 March
2022 see Note 11]. Group shares in joint ventures resulting from
this process are disclosed in Note 11 to the financial statements.

Joint ventures are accounted for under the equity method,
wherehy the consolidated-balance sheet incorporates the Group's
share of the net assets of its joint ventures and associates.

The censolidated income statement incorporates the Group's
share of joint venture and asscciate profits after lax.

Accounting for transactions: Property transactions are complex
in nature and can be material to the financial statements.
Judgements made in relation to transactions include whether an
acquisition is 3 business combination or an asset; whether held
for sale criteria have been met for transacticns nol yet completed;
accounting for transaction costs and cantingent censideration;
and application of the concept of linked accaunting. Management
consider each transaction separately in order to determine the
most appropriate accounting treatment, and, when considered
necassary, seek independent advice. [n this regard, management
have considered the accounting of the Canada Water Joint
Venture lransaction in the year ended 31 March 2022

[see Note 11.

Consideration of climate change

In preparing the financial statements, the impact of climate
change has been considered, particularly in the context of the
Task Force on Climate-related Financial Disclosures [ TCFD'}
included within the Sustainability section of the Strategic Report
and the Group's siated target of net zero carbon ermissions by
2030 under the 2030 Sustainability Vision. Whilst noting the
Growp's commitment to sustainability, there has not been a
material impact on the financial reparting judgernents and
estimates arising fram our considerations, which include physical
climate and transitional risk assessments conducted by the
Graup. This is consistent with cur assessment that climate
change is not expected to have a malterial impact on the
cashftows of the Group, including those included within the
going concern and viability assessments in the medium term
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MNotwithstanding this, the foilowing should be noted, which is
relevant to understanding the impact of clirmate change on the
financial statements:

- As part cf the Group's 2030 Sustainability Vision, under which
the Group's transiticn vehicle commits the expenditure of £60
per tonne of embeodied carban within developments, the Group
committed £16man the year te 31 March 2022 [31 March 2021:
£8m), with £1m in the year to 31 March 2022 (31 March 2021:
£nill spent on qualifying activities to mitigate the impact of
climate change on the standing portfolio, such as electrification
of buildings, improved insulation, and LED lights. As at 31
March 2022, £15m remained commiited Lo future mitigation
capital expenditure {31 March 2021 £9m! [see Note 22 for .
further details}.

As part of the valuation process, the Group has discussed

the impact of sustainability and Environmental, Social and
Governance faciors with the external valuers who value the
investment and developrment properties of the Group. The
physical climate and transitional risk analysis conducted by the
Group has been shared with, and discussed with, the valuars
as part of the six-monthly valuation process isee Note 10

for further details]. As such, the impact of sustainability and
Environmental, Sacial and Governance factors is considered
as part of the valuation precess, to the extent possible market
participants would, and is included within the derived valuation
as at the balance sheet date. The Group ensures that 1o the
fullest extent possible, the four valuers are materially
cansistant in their application of the cansideration of

these factors on the property valuations.

The Graup has purchased carbon credits in tha year to offset
the embodied carbon impact of developments — making our
developments carbon neutral. The costs of purchasing these
credits were capitalised as part of the cost of the development,

British Land Annual Report and Accaunts 2022 179



FINANCIAL STATEMENTS continved

The British Land Company PLC 00621920

Notes to the Accounts continued

2 Performance measures

Earnings per share

The Group measures financial perforenance with reference to underlying earnings per share, the European Public Real Estate
Association [EPRA’} earnings per share and IFRS earnings per share. The relevani earnings and weighted average number of shares
lincluding dilution adjustments] for each performance measure are shown below, and a reconciliation between these is shown within
the sugplementary disclosures [Table B).

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS prefit after taxation attributable to shareholders of
the Company excluding investment and development property revafuations, gains/tosses on investing and trading property disposals,
changas in the fair value of financial instruments and associated close-out cosis and their related taxation.

Underlying earnings per share is calculated using Underlying Prefit adjusted for underlying taxation [see Note 7], with the dilutive
measure being the primary disclosure measure used. Underlying Profit is the pre-tax EPRA earnings measure, with additional Company
adjustments tor ikems which are considered to be unusual and/or significant by virtue of their size and nature. In the current year to

31 March 2022, a £29m surrender premium payment and a £12m reclassification of foreign exchange differences were excluded from
the calculation of Underlying Profit [s2e Note 3 and Note 6, respectively, for further details). There was no tax effect of these Company
adjusted items. No Companry adjusiments were made in the prior year to 31 March 2021

w022 2021
Retevant Relevan!
Relevant number Earnings Ralevant number Earnings

. earnings of shares per share earnings ol sharas per sharg
Earnlngs per share tm millien pence £m million pence
Underlying
Underlying basic 255 927 275 175 927 189
Underlying diluled oo - T 255 930 - 274 175 930 JEK:
EPRA
EPRA basic 238 927 25.7 175 927 18.9
EPRA diluted 238 930 25.6 175 930 18.8
IFRS
Basic 958 927 103.3 11.0311 927 .2
Diluied 958 930 103.0 11,031) 927 1111.21
Net asset value '

The Group measures financial posilion with reference to EPRA Nei Tangible Asseis ['NTA), Net Reinvestrnent Value ['NRV') and Net
Disposal Value 'NDV']. The net assets and number of shares for each performance measure is shawn below. A reconciliation between
IFRS net assets and the three EPRA net asset valuation metrics, and the relevant number of shares for each performance measure, 15
shown within the supplementary disclosures [Table B). EPRA NTA is a measure that is based on IFRS net assels excluding the mark-to-
market on derivalives and related debt adjustments, the carrying value of intangibles, the mark-to-market on the convertible bonds, as
well as deferred taxation on property and derivative valuations. The metnc includes the valuation surplus on trading properties and is
adjusted for the dilutive impacl of share options.

W2z 221

Relevant Het asset Retevani Net asset

Relevant number value per Relevant number of value per

net assels of shares share et assels shares share

Net asset value per share £m mitlien pence £m miltion pence
EPRA

ERPRANTA 8,771 932 727 4,050 933 648

EPRANRV 7,402 932 T4 6599 933 707

EPRA NDV 6,542 932 702 5,678 933 609

IFRS
Basic 6733 927 728 5983 927 445
Diluted 4,733 932 722 5983 933 Al

Total accounting return
The Group also measures financial performance with raference to total accounting return This is calculated as the mavement in EPRA
NTA per share and dividend paid in the year as a percentage of the EPRA NTA per share af the start of the year.

2022 021
Increase in Dividend per Towat Derreasein  Dividend per Tosal
NTA per share share paid accaunling  NTA per skare share paid accaunting
pence pence return pence pence riurn
Total accounting return 79 16.96 14.8% {125 8.40 115.1%)
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3 Revenue and costs

The Brish Land Company PLC 00621920

2022 2021
LCapinal Lapital
Underlying and plhar Teotat Underlying and ather Tetal
£m &m £m im £m £
Rent receivable 332 - 332 370 - n
Spreading of tenant incentives and contracted rentincreases 5 - 5 7 - 7
Surrender premia’ 1 (29] (28) - - -
Gross rental income 3R (29} 309 377 - 377
Trading property sales proceeds - g 9 - - -
Service charge income 62 - 62 b4 - b4
Management and performance fees [fram joint ventures| 9 - 9 7 - 7
Other fees and commissions 21 - 21 20 - 20
Revenue 430 {20 410 4468 - 468
Trading property cost of salas - {9 4] - - -
Service charge expenses (55) - 155) (591 - 159)
Property operating expenses 154) - (54 {451 - [45]
Release [provisions] fer impairment of trade debtors and accrued
Ficome 7 - 7 1521 - {521
Provisions for impairment af 1enant incentives and contracted
raalingreases " - () 18 - 18l
Other fees and commissions expenses 17 - (171 16l - ¢l
Costs e e (120} {9) 1291 [180) -, _ . §180]
310 129) 261 288 - 288

. On31 August 202), the Group undertock 3 leasing transaction wath two unrelated parties in relation o one of its invesiment properiies. The transaction was commercially

beaelicial and resulied s an overall increase in the ret assets of the Group. W involved a £29m payment ta one party far the surrender of an agreerment for lease, with a
subsequent premiurm of E29m received for the grant of a new agreement lor lease for 1he same property with another party meaning the transaction was cash neutral. In line
wath Iha requirements of IFRS 16, and due to the unretaled pariies in the transaction, the Group is required to accouni for the elements of the ransaction separately, and as
such an associated £29m surrender presmium payment was recognisad in full through the income statement in the year. Owing to the unusual and significant size and nature of
the payrmen and in line with the Group's accounting policies the payment has been inctuded within the Capital and othar column of the income statemnent. The £29m surrender
premium received was inilially recognised as deferred income on the balance sheel, wilh the remeasured amount as at 31 March 2022 principally within other non-current

liabilities |see Note 15).

The cash element of net rental income [gross rental income less property operating expenses] recegnised during the year ended
31 March 2022 from properties which were not subject (o a securily interest was £232m [2020/21: £202mm). Property operating expenses
relating to investment properties that did not generate any rental incame were Enit [2020/21: £xil}. Contingent rents of £6m [2020/21: E5m|

that contain a variable lease payment were recognised in the year.

Further detail on the provision far impairment of trade debtors, accrued incorne, tenant incentives and contracted rent increases is

disclosed in Note 10 and Note 13.

f Valuation movements on property

2012 2021
{m £m
Consolidated income statement

Revaluation of properties &7 1885
Revaluation of owner-occupied properties - {2
HRevaluation of properties held by joint ventures accaunted for using the equity method' 162 (4091
_ 433 [1.297]

Consolidated statement of comprahensive income
Revaluation of owner-p¢cupied properties - 1)
633 [1,298)

1. Comprises net valualion movement of £110m and realisation of gain on disposat of assets into joint ventures of €52m, disclosed in further detaitsn Note 11.
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FINANCIAL STATEMENTS conlinued The British Land Company PLC 00621920

Notes to th_e Accounts continued

5 Auditors’ remuneration
PricewaterhouseCoopers (P

2022 2021
. £m £m
Fees payable to the Company’s auditars for the audit of the Company’s annual accourits 0.5 )
Fees payable 1o the Company's audilors for the audit of the Company's subsidiaries, pursuant o legislation 0.1 0.1
Total audit fees 0.5 0.6
Audit-related assurance services 0.2 0.2
Total audit and audit-related assurance services 0.8 0.8
Qther fees
Other services - -
Total 08 0.8
& Net financing costs
2012 2021
£m Em
Underlying
Financing charges :

- Facilities and overdrafts 1201 122
Oerivatives 29 K]
Other loans (681 {74]
Obligatians under head leases 13) 14]

T T - T T T ) 62 691 =~
Development interest capitatised 7 7
B ]

Financing income

Depesits, securilies and liquid investments - -

Net financing charges — Underlying [55) 62|

Capital and other

Financing charges

Valuation movement on fair value hedga accounted derivatives® (87} {831

Valuation movement on fair value hedge accounted debt’ 41 83

£ 3ir value mavement on convartible bonds - 13]

Valuation mavemnent on non-hedge accounted derivatives i1} -
(7l (3]

Financing income

Reclassification of foreign exchange gifierences on disposal of subsidiary netinvestment from equity® 12 -

Valuation movement on non-hedge accounted derivatives 55 15
47 15

Net financing charges ~ Capital and other 60 12

Net financing costs

Total financing income &7 15

Total financing charges (821 {451

Net financing costs 5 1501

1. The gifference between valuation movement on designated lfair value hedge accounted dervatives [hedging mstruments] and the valuation mewernent an fair value hedge
accounted debt [hedged stem represents hedge ineifectiveness for the year of £6m {2030/21. Enill .

2. £12m has been reclassified from the hedging and translation reserve (o the income statement in the year ended 31 March 2022, relating fo cumulative loreign exchange gains
on disposal of the ret invesiment in a lorgwgn subsidiary.

Interest payable on unsecured bank leans and related interest rate dervatves was £13m [2020/21: £11m]. Interest on developrrent

expenditure is capitalised at the Group's weighted average interest rate of 2 4% [2020/21: 2.2%]. The weighted average interest rate

on a proportionately consolidated basis at 31 March 2022 was 2.9% [2020/21: 2.9%)]
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7 Taxation

2022 w2

tm im

Taxation income [expense)
Current taxation
Underlying Profit :
Current period UK corporation taxatian [2021/22: 19%; 2020/21: 19%] {2 2
tInderlying Profit adjustments in respeci of prior periods’2 6 124}
Total current Underlying Profit taxation income [expense) ] 4 126}
Capital and other profit
Current periad UK corporation taxation (2021/22; 19%: 2020/21: 19%| - -
Capital and other profit adjustments in respecl of prior periods : (2} i
Total current Capital and other profit taxation income 12} |
Total current taxation income lexpense) 2 (251
Deferred taxation on revaluations and derivatives - 1]
Group total taxation income [expense) 2 (301
Attributable to joint venlures? - [
Total taxation income lexpense] 2 (291
Taxation reconciliation
Prafit lloss] on ordinary activities before taxation 958 (1,053
Less: [profity loss attributable to joint ventures (244) 358
Group profit lloss] on ardinary activities before taxation - ' 714 {695
Taxation on [profit) loss on ordinary activiiies at UK corporation taxation rate of 19% (2020/21- 19%) 11361 132
Effects of:
- REIT exernpi income and gains 126 (134}
- Taxation lgsses ? -
- Deferred taxation on revaluaticns and derivatives - i5)
- Adjusienents in respect of prior years k) 23]
Group total taxation income [expensej 2 (30)

1. The creditin the current year includes £4m as an adjustment to the (ax due in respect of the suspension on the dividend in 2020/21 and other credits relating to prior periods of
E2m relating 1o Lax provisians in respect of historic laxation matters and points of unceriainty.

2. The charge in the prior year includes the E28m corparation tax charge in relation to the year ended 31 March 2020 of the agreed payment with HMRC for temporanly
suspending the dividend due ta Covid- 19, offset by ather credits in respect of prior periods of £4m relating 1o lax provisions in respect of histeric Laxation mallers and points
of uncertainty.

3. Acurrent taxation income of Enil (2020/21: £1ml and a deferred taxation credit of Enil [2020/21: Enill arese on profits atiributable to joint ventures,

Taxation income attributable to Underlying Profit for the year ended 31 March 2022 was E4m (2020/21. £26m expensel. Taxation expense

attributable ta Capitat and other profit was £2m [2020/21: £1m incomel. Corparation tax receivable as at 31 March 2022 was E3m

(2020/21: £7m payable} as shown on the balance sheet.

AREIT is required 1o pay Properly Incomne Distributions { PIDs’] of at least 90% of the 1axable profits fram its UK property rental business
within 12 months of the end of each accounting pericd.
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Notes to the Accounts continued

8 Staff costs
- ; 2022 W21
Staff costs lincluding Directors] im m
Wages and salaries -3 33
Social security costs 8 7
Pensian casts 5 3
Equity-seltied share-based payments : 7 3
: 79 $&

The average monthly number of employees of the Company during the year was 344 [2020/21: 326). The average monthly humber of
Group employees, including those employed directly at the Group's properties and their costs recharged to tenants, was 636 (2020/21:
634). The average monthly number of employees of the Company within each category of persons empleyed was as follows: Campuses:
34; Retail & Fulfilment: 29; Developments: 41; Storey: % Support Functions: 229. The average monthly number of employees of the
Group within each categery of persons employed was as follows: Campuses: 36; Retail & Fulbitment: 2%; Oevelopments: 41; Storey: %;
Support Functions: 229; Property Management: 292.

The Executive Directors and Non-Executive Directors are the key management personnel. Their emolurments are disclosed in the
Remuneration Report on pages 127-153.

Staff costs - — - .
The Group's equity-settled share-based gayments camprise the following:

Scheme Fair value measure

Long Term Incentive Plan [LTIP’} Monle Carlo model simulation and Black-Scholes option valuation models

Restricted Share Plan RSPy —— — ——~— -7 Market value at grant dale . T T T
Save As You Earn schemes ['SAYE'| Black-Scholes aption valuation modal

The Group expenses an estimate of how many shares are (ikely to vest based on the markef price at the date of grant, taking accoeunt
of expected performance against the relevant perfarmance targets and service periods. which are discussed in further detail in the
Remuneration Report.

During the year and the prior year the Group granted performance shares under its Leng Term Incentive Plan scheme. Perfermance
conditions are measured over a three-year period and are a weighted blend of Total Shareholder Return ['TSR), Total Property Return
[TPR’) and Tetal Accounting Return [ TAR'} [see Directors” Remuneration Report tor details). For non-market-based performance
conditions, the Group uses a Black-Schotes option valuation method to obtain fair values. For market-based performance conditions,

a Monte Carlo model is used s this provides a rnore accurate fair value for these performance conditions. The key inputs used to oblain
fair values for LTIP awards are shown below.

1 September

22 June 202) ? August 2021 un 27 June 2020

Awardswith  Awards with Awards with  Awards with Awards with  Awards with

holding no halding holding no holding holding na holding

period period period period aeriod period

Share price £8.17 £5.17 £5.20 £5.42 £409 £4.09
Exercise price £0.00 £0.00 £0.00 £0.00 £o.0c £0.00
Expected volatility 36.6% 36.6% 37.0% 31.4% 28.3% 28.3%
Expected term [ysars| 3 3 3 3 3 3
Dividend yreld . 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 £2.36 £2.88 £2.75 £2.79 £rm £1.8
Fair value - TSR Tranche FTSE 100 €2.42 £2.95 €3.01 £1.20 E1.30 £1.51
Fair value - TPR and TAR Tranches £4.24 €5.17 £4.26 €5.42 £3.51 E4D9

Mcvermnents in shares and options are given in Nate 20.

1ad British Land Annuat Report and Accaunts 2077



The British Land Company PLC 00521920

? Pensions

The British Land Group of Companies Pensicn Scheme [the scheme’) is the principal defined bengfil pension scheme in the Group.
The assets of the scheme are held in & trustee-admimsterad fund and kept separate irem those of the Comgany. it is not contracted
out of SERPS [State Earnings-Related Pension Scheme), it is nat planned to admit new employees to the scheme and during the prior
year the scheme was closed to future accrual, effeclive 1 September 2020. Active members were therefore moved to deferred status in
the prior year with future pension contributions payable to the Defined Contribution Pensicn Schemes of the Group.

The Group has two other small defined benefit pension schemes. There are alsa twe Defined Cantribution Pension Schemes.
Contributions to these schames are al < (tal rate of salary and are paid by the Company.

The total net pension cosi charged for the year was £5m [2020/21: £3m, of which E5m (2020/21: £9m)] relates to defined contribution
plans, £nil {2020/21: £1m)] relates to the current service cost of the defined beneht schemes and Enil (2020/21: credit of £3m)] relates to
a curtailment gain, presented as a past service cast, as a result of the closure of the defined benefit schemes to future accrualin the
prier year. ’

The last full actuarial valuation of the scheme was perfarmed by the scheme actuvary, First Actuarial LLP, &s at 31 March 2018. The
employer does not expect lo make any payments during the year to 31 March 2023. The major assumptions used for the actuarial
valuation were:

2022 200 2020 e 203

% pa % pa % pa % pa % pa
Discount rate 2.7 20 2.3 24 24
Salary inl(ation - - 39 4.8 49
Pensions increase 37 34 2.5 33 33
Price inflation 39 35 25 3.4 3.4

The assumptions are that a member currently aged 60 will live an average for a further 28.0 years if they are male and for 5 further
29.7 years if they are female. For a mernber wha retires in 2040 at age 40, the assurmplions are that they will live an average for a
further 29.4 years after retirement if they are male and for a further 31.1 years after retirement if thay are femate.

Composition of scheme assets

2022 2021

£m Em
Equities 37 £8
Diversified growth funds 20 42
Other assets 121 68
Total scheme assets 178 178

B88.8% of the scherme assets are quoted in an active market. All unquoted scheme assets sit within equities.

The amaount included in the balance sheet arising from the Group's obligations in respect of its defined benefit schemes is as fallows:

2022 200 2020 013 2018

£m Em Em Em Em

Present value of defined scheme obtigations {125 {152) fan (147} [147)
Fair valua of scheme assets 178 178 161 160 152
irrecoveragle surplus’ 1531 [24] {301 (131 5]

Amount recognised in the balance sheet - - - - -

1. The nel defined benefit asset must be measured at the lower of the surplus in the defined benelit schemes and the assei ceiling. The assat ceiling is the present valve of any
eCOnomic henefits available in the form ol refunds from the schemes or reductions to future contributions to the schemes The asset ceiling of the Group's defined benefit
schemes js £nil {2020/21: £nill. therelore the surplus in the defined benefit schemes of £53m (2020/21: £28m| is irrecoverable.

The sensiivities of the defined benefit obligation in refation to the major actuanial assumpticns used (o measure scheme liabilities are

as follows

Increase [decreasel in defined
scheme obligations

Change in 2022 2021
Assumption assurplion £€m £m
Discount rale +0.5% (8l 114}
Salary inflation +0.5% - -
RPI inftation +0.5% 7 12
Assumed life expectancy +1year 4 b
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Notes to the Accounts continued

¢ Pensions continued

History of experience gains and losses

22 - 2021 2020 2018 2018
Em £m £m Em €m
Total actuarial {loss) gain recognised in the consolidated statement
of comprehensive incomg!? - 13 - - ?
Percentage of present value on scheme liabilities - (8.6%] {0.3%) 0.1% 51%
1. Movemnents stated after adjusting lor irrecaverability of zny surplus.
2. Cumulative loss recognised in the statement of comprehensive income is £53m (2020/21: £53m).
Meovermnents in the present value of defined benefit abligations were as follows:
2022 2021
tm Em
Al T Aprit : 1152) (131
Current service cost . - {1
Curtailment gain - 3
Interest cost 3 16]
Actuarial gain (loss)
Gain [lossl iram change in financial assumptions 5 (26]
Gain on scheme liabilities arising from experience - t
Benelits paid 15 ]
At 31 March {1251 1152}
- “Moverents in the fair value of the scheme assets were as follows:
022 2021
. cm €m
AU April 178 161
Interest income on scheme assels 3 &
Contributions by emplaoyer - 10
Actuarial gain . 12 9
Benefiis pad [15) 16
At 31 March 178 178

Through its defined benefit plans, the Group is exposed to a number of nsks, the mast significant of which are detailed below:

Asset volatility

The liabilities are calculated using a discount rate set with reference to corporate bond yields; if assets underperfarm this yield, this will
create a deficit. The scheme holds a sigaificant portion of growth assets fequilies and diversified growth funds) which, altheugh expected
10 outperiorm corporate bonds in the long term, create volatility and risk in the shorl term. The allocation to growth assels is monitored
to ensure it remains appropriate given the scheme’s tong term objectives.

Changes in bond yields )

A decrease in corporate bond yields will increase the value placed on the scheme’s liabilities for accounting purpases, although this will
be partially offset by an increase in the value of the scheme’s bond holdings.

Inflation risk

The rmajority of the scheme's benefit obligations are linked Lo inflation, and higher inflation will lead to tigher liabilities laltheugh, in most
cases, caps on the tevel of inllationary increases are in place to protect against extremne inflation). The majority of the assels are either
unatfected by or only loosely correlated with inflation, meaning that an increase in inflation will also decrease the surptus.

Life expectancy

The majority of the scheme's obligatians are to provide benefits for the life of the member, so increases in Life expectancy will result
inanincrease in the liabilities
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10 Praperty
Property recenciliation for the year ended 31 March 2022
Inveslm:'l'l‘:
Rewail & develapment Qwner-
p Fulri p proparties Trading Occupied
Level 3 Level 3 Level 3 Lovel 3 Properties Level 3 Total
. m Em fm £m m m £m
Carrying vatue at 1 Aprit 2621 3,445 2,13% 722 4,326 24 2 4,354
Additions
- property purchases 110 486 - 596 - - 594
- development expenditure’ .14 3 124 m - - 191
- -tapilalised interest and staff costs 2 - [ 8 - - 8
- Capital expenditure on asset management initiatives 5 13 - 1B - - 18
- right-of-use assels 4 - - [3 - - 4
185 502 130 817 - - 817
Disposals 1501) (104) - (408) (8 12) [415)
Reclassifications 181 - (a1 - - - -
Revaluations included in income statement 126 1 k12 471 - - 471
Mavement in tenznt incentives and contracted rent uplift
balances 2 2 - 23 - - 23
Carrying value at 31 March 2022 3,477 2,850 705 7,032 18 - 7.050
Lease liabilities [Noles 14 and 15 (108)
Less valuation surplus on right-of-use assets? 19
Valuation surplus on trading properties B r e -
Group property portfolio vatuation at 31 March 2022 6,944
Non-cantrolling interests {15)
6,929

Group property portfolio valuation at 31 March 2022 attributable to shareholders

1. Development expendiiure includes government grants recesed for the development of affardable and social housing of E4m. )
2. The EZom difference between lease liabilities of £105m and £131m per Notes 14 and 15 relates to a £26m lease Liability where the right-of-vse asset is classihied as property,

plant ang equipment.

i

Relates to properties held under leasing agreements, The fair value of right -al-use assets i3 determined by calculating the present value of net rental cash flows over the term

of the lease agreemenis. IFRS 16 right-al-use assets are nol externatly valued, their lair values are deterrmined by managemenl, and are therefore not included in the Group

praperty portfolio valuation ol £4,944m abave.

Additions include capitat expenditure in response to climate change, in line with our Sustainabilily Strategy to reduce both the embodied
carban in gur developments and the operational carbon across the Group's standing property portfolio. 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 o the Canada Water Campus,
resulling in the Graup disposing of £474m of invesiment and development properties and a resulting gain in the Capital and other
column of the consolidated income statement of E44m.

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 Development progerties which are disclosed separately due to the differing basis of valuation as discussed
inqfurther detail within this note. Within this note, the comparative figures have therefore been restated in the relevant disclosures.
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Notes to the Accounts continued

10 Property continued
Property reconciliation for the year ended 31 March 2021

Invastment

Restaled and
Restated Ratal & development Chwmer-
Campuses Fullilment Developmanis properties Trading Decupied
Lavgl 3 Leveld Lavel 3 Leval2 Propertizs Levell - Total
£m £m £m £ £m Em fm
Carrying value at 1 April 2020 4341 3.188 659 8188 20 &8 8276
Additions
- property purchases - 52 - 52 - - 52
- development expenditure 22 3 76 im - 3 104
- capitalised interest and staff costs 4 - 7 t - - I
- capital expenditure on asset managementinitiatives 9 19 6 34 - - 34
- right-of-use assets 2 - -~ 2 - - 2
37 74 89 200 - 3 202
Disposals 1699] 1621} [l (1130 - 164} 1.194)
Right-pl-use assels disposals 134) - - 138) - - 138)
Reclassifications 16 - 22) (6} 13 - -
Revaluations included in income statement (189! 703! ] {8861 - {2 {a88!
Revaluatians included in OCI - - - - - 1] Nl
Movement in kenant incentives and contracted rent uplift
balances 15! 1 - 1&] - - 14}
Carrying value at 31 March 2021 3.465 2,139 722 6326 26 2 6,354
Lease liabiliiies [Not@s T6and 15~~~ ~—~ " =TT T ) ’ {108y —~— =~ - "0 ot
Less valuation surplus on right-of -use asseis? (8]
Valuatian surplus on trading properties g
Group property portfolio valuation at 31 March 2021 6,247
Non-conlrolling interests (1371
Group property portfolia valuation at 31 March 2021 attributable to shareholders 5,110

. The £25m difference hatween lease liabilities of £108m and £133m per Notes 14 and 15 relates to the £25m lease lability where the right-of-use asset is classified as property,
plant and equipment,

2. Relates to properties hetd under leasing agreements. The fair value of right-ol-use assels is determined by calculating the present value of net rental cash flows over the term

of the lease agreements. IFR'S 16 right-0f-use assels are not externally valued. their fair vatues are determined by management, and are therelore not included in the Group

praperty portiolio valuation of £6,267m above.

Property valuation
The difterent valuation method levels are defined below:

Level 1:  Quoted prices lunadjusted) 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 (iability that are not based on observable market data [unobservable inputsl.

These tevels are specified in accordance with IFRS 13 Fair Value Measurement’. Property valuations are inherently subjective as

they are made on the basis of assumptions made by the vatuer which may not prove fo be accurate. For these reasons, and consistent
with EPRA’s guidance, we have classified the valuations of our property portfolio as Level 3 as defined by IFRS 13. The inputs to the
valuations are defined as ‘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 camplete for development properties. Further analysis and sensitivity
disclosures of these key unabservabile inputs have been included on the follawing pages. There were no translers between levels in

the year.

The Group's total property portfolio was valued by external valuers on the basis of far value, in accordance with the RICS Vatuatian -
.Glabal Standards 2022, published by The Rayal institution of Chartered Surveyars.
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10 Property continued

The general risk environment in which the Group operates has remained heightened during the period due to the continued impact of
Covid-19, and the emergence of the UK ecanomy from the pandemic, inciuding related challenges in parts of the UK retail market and
macreeccromic headwinds through rising inflation, Despite this the ganeral risk environment is considered to have impraved during
the year, with the lifting of lockdown restriclions resulting in improvemnent in activity across the Group's segments, rents stabilising,
improved rental collection rates and footfall and sales in retail parks returning close 10, and in some cases above, pre-pandemic levels.

The emergence of the conflict in Ukraine in February 2022 has led to increased global economic uncertainty with sanctions imposed
upon Russia and heightened politinal and diplomatic tensions. The Directors do not consider the conilict at this stage to have had a
material impacl on the Graup's financial statements, owing 10 the nature of the Group’s UK focused eperations and limited exposure

to Ukrainian and Russian businesses. Additionally. our vatuers consider there to be no current evident impact of the conflict on the UK
property sector. The Directors and owr valuers are closely monitoring the conflict for any future developrments that may change the risk
environment in which the Group operates.

In preparing their valuations during the pandemic lockdown periods in 2020/21, our valuers had considered the impact of concessions
agreed with tenants at the relevant balance sheet date, which mainly related lo rent deferrals and rent-free periods, on valuations,
primarily of retail assels. With the liting of tockdown restrictions during 2021/22, the number of concessions agreed with tenants

has decreased and following the cessation of the general moratorium en commercial evictions and restrictions on commercial rent
arrears recovery on 25 March 2022, the valuers have assumed that rental income will be received, unless there are specific cancession
agreements in place. The valuers have also given consideration to accupiers in higher risk sectors, and those assumed to be al risk of
default, in determining the appropriate yields 1o apply.

The information provided to the valuers, and the assumptions and valuation models used by the valuers, are reviewed by the property
portfolio team, the Head of Real Estate and the Chief Financial Officer. The valuers meet with the external auditers and also present
“directlyto the AUdit Cemmittee at the interim and year-end review of resulis. Further details of the Audit Committee’s responsibilities

in relation to valuations can be faund in the Report of the Audit Commiitee on pages 120-126.

Investment praperties, excluding properties held for development, are valued by adopting the ‘investment methad' of valuation.

This approach involves applying capitalisation yields 1o current and future rental streams net of incame volds arising from vacancies or
rent-free periods and associated running costs. These capitalisation yields and future rental values are based on comparable praperty
and leasing transactions in the market using the valuers’ professional judgement and market observation. Other factors taken into
account in the valuations include the tenure of the property. tenancy detaits and ground and structurat conditions.

In the case of ongoing developments, the approach applied is the residuat method” of valuation, which is the investment methad of
valuation as described above, with a deduction for all costs necessary to complete the development, including a notional finance cosi,
together with a further allowance for remaining risk. Properties held for 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 partiolio have a warking knowledge of the various ways that sustainability and Environmental, Social
and Governance factors can impact value and have considered these, and how market participants are reflecting these in their pricing, in
arriving at their Opinion of Value and resulting valuations as at the balance sheet date. These may be:

- physical risks:
- transitien risk related lo policy or legislation to achieve sustainability and Environmental, Social and Governance targets; and
- risks reflecting the views and needs of markel participants.

The Group has shared recently conducted physical climate and transitional risk assessments with the valuers which they have reviewed
and taken into consideration to the extent that current markel participants would.

Valuers observe, assess and monitor evidence fram market activities, including market (investar] sentiment on issues such as
longer-term obsolescence and, where known, future Environmental, Social and Governance related risks and issues which may
include, for example, the market's approach to capital expenditure required to maintain the utility of the asset. In the absence of reliable
benchmarking data and indices for estimating costs, specialist advice on cost management may be required which is usually agreed
with the valuer in the terms of engagement and without which reasonable estimates/assumptions may be needed to properly reflect
market expectations in arriving at the Opinion of Vatue,
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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.com/reports.

A breakdown of valuations split between the Group and its share of joint ventures is shown below.

022 2021
Jaint Jaing

Group venlures Total Graup vehlures Tatal
£m £m €m £m {m Em
Knight Frank LLP 1,387 a7 1424 1375 40 1.415%
CBRE 1,906 L8 2,354 1,642 124 1,764
Jones Lang LaSalle 3,330 618 3,958 849 506 1,355
Cushman & Wakefield 321 2,615, 2,736 2381 2,378 4,159
Total property portfolio valuation 6,944 3,538 10,482 6,247 3,048 9.295
Non-controlling inieresis [15) - 115) 11371 12¢] 1163)
Total property portfolio valuation attributable to shareholders’ 6,929 3,538 10,447 6.110 3,022 9.132

1. The total praperty portfolic vatuation fer joint ventures is £3 538m, compared to the total investment and trading praperties of £3.945 disclosed in Nate 11, The £1.545m
includes £12m ol irading properties and excludes £ 19m af headleases, both at Group share.

Information about fair value measurements using unobservable inputs {Level 3] for the year ended 31 March 2022

Fair value at ERV per sq it Equivalent yiold Costs ta complete per sq ft
11 Mareh 2022 Valuaticn Min Max Average Min Max  Avarage Min Max  Average
Investment Em technique £ £ E % * % € 3
Campuses invesiment B
) 3,419  methodalogy ¢ 159 56 3 7 A - 234 24
Retail & Fulfilment tnvestment :
2,794 methadology 2 a0 17 3 13 [ - 36 7
Developmants Residual
705 methodology 27 B8 75 4 5 4 214 812 N
Total 6,918
Trading properties
at farr value 24
Group property
portfolio valuation 6,944

Information about fair value measurements using uncbservable inputs [Level 3} for the year ended 31 March 2021

fu Rcs‘(a ted ERV persq it Equivalent yield Casts (o compleie per sq (i
anr value al
A Mar:h‘;ﬂ?\ Valuation Min. Max Average Min Max  Average Min Max  Average
Investment £m lechnique £ £ 3 % % % € t £
Campuses! investment

3.005 methodology 2 176 58 4 [ 5 - 475 97
Retail & Fulfilment Investment

2,080 methodology 2 32 17 5 14 8 - Lé 10
Devalopments Residual

1.127 _methodology 65 42 77 4 14 6 2 89 48
Total . 6,212
Trading properies
at fair value 35
Group property
portfolio valuation 6,267

1. Includes owner-occupied
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10 Property continued .
Information about the impact of changes in unobservable inputs ILevel 3] on the fair vatue of the Group'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% ERY -5% ERY -25bps NEY  +25hps NEY -5% costs +5% eosts
£&m tm Em im £m £m £m
Campuses' 3,445 137 [138] 23 [208) 3 ]
Retail & Fulfitment 2,794 115 (114) 144 [127) ? (2l
Developments 708 59 [59) 85 {76) 39 {38
Group property portfolio valuation 6,944 3N {309] 450 1409] 114 1431

1 Includes rading properties at fair value.

Information 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 2021

_Reslaleﬂ Impact on valuations Impact on valuations Impact on valuations
1 IFh:Iarr:aD:;eDZall +5% ERY -5% ERY -25bps NEY +25bps NEY -5% costs +5% cosis
Em £m im £m im £m £m
Campuses! 3.051 130 [151] 199 |1177] 7 17}
Retait & Fulfilment 2,080 79 178] 73 169 - -
Davelopments ' 1,116 105 1107) 153 [137) 96 98)
Group property portfolio valuation 8,247 314 1336 425 [383] 103 1105)

1. Includes trading properties at fair value.

All other factors being equal: _

- & higher equivalent yield or discount rate would lead to a decrease in the-valuation of an asset;
- anincrease in the current or estimated future rental stream would have the effect of increasing the capital value; and
- anincreass in the costs to camplete 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
woutd impact ¢n these changes.

Provisions for impairment of tenant incentives and contracted rent increases

A provision of £23m |31 March 2021: £23ml has been made for impairment of tenant incentives and contracted rent uplift balances
{contracted rents]. The charge to the income statement in relation to write-offs and provisions for impairment for tenant incentives
and contracted rents was E1m (2020/21: £8m) [see Note 3], The Directors consider that the carrying amount ef tenant incentives is
approximate 1o their fair value. ’

The tables beiogw summarise tenant incentives and contracted rent increase balances and associated expected credit losses grouped by
credit risk ralings. The split between Campuses and Retail & Fullilment has been disclosed on the basis that Campuses balances have a
lower assumed credit risk as a result of the impact of Covid-19 in comparison to Retail & Fulfilment tenants and relate to the significant
majority of tenant incentive balances at year end with an immaterial provision forimpairment applied.

2022
Campuses Retail & Fulfilment Total
Tenant Net tenanl Tenant Net lenant Tenant Net tenani
. incentivest Provision incentives incentives' Provision Ihcentives incentives' Provision incentives Perceatage
Credit risk tm tm £m £m £m £m (m £m £m provided’
CVAY/ Administration - - - [ (41 - 4 4] - 100%
Righ 1 1 - 19 171 2 20 (18] 2 F0%
Medium o1 - 1 9 (11 8 10 m b 10%
Low B4 - 84 51 - 51 135 - 135 -
Total Group B& 1) 85 83 1221 41 169 (23] 146 14%
Joint ventures 77 (3} 74 23 (61 17 160 (9] 1 9%
Total 1463 |4 159 106 128} 78 269 {32) 237 12%

1. The tenant incentives balance includes contracted rent increases.
2. Company Voluntary Arrangements .
3. The percentage provided is catculated using the unrounded tenant incentive and provision balance.
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2021

Campuses Retail & Fulfilment Tatal
Restated Reaslated

Tenant Restaled Restated Tenant Restated Reslated Tenanmt Percentage
. incentives' Provision Ney incentivas! Provision Net incenives'  Provisian Met  praovidad?

Credit risk tm m £m m £n £m m £m £m
CVAZ{ Administration - - - 4 t4] - 4 (4] - 100%
High i 0 - 22 " 5 sl 1181 5 79%
Medium 1 - { 8 {1} 7 g {11 8 19%
Low 63 - 43 50 - 50 113 - N3 -
Total Group 65 ) 84 84 122) 62 149 (23] 126 15%
Joint ventures 65 13} 62 14 [&]] 11 79 16] 3 8%
Tatal 130 14] 124 98 125 7] 228 {29} 199 13%

1. The tenant incentives balance includes contracted rent increases.
2 Campany Volunlary Arangements.
3 The percentage provided is calculated using the unrounded tenant inceritive and provision balance

The fenant incentive balance does not relate to amounts billed and thereiore there is no concept of being past due. The expected credit
losses are determined in line with the provisioning approach detaited in Noie 1, with the key assumptions being the absolute probatulity
of loss assurmed for each credit risk rating and & tenant’s assigned credit risk rating. A 10% increasefdecrease in the loss rates assumed
for each credit risk rating would result in a £2m increase/detrease ta provisions for impairment of tenant incentives (2020/21: £2m|. This
sensitivity analysis has been performed an medium and high risk lenaats and tenants in CVA or Administration enly as the significant
estimation uncertainty is wholly retated to these.

A 10% increase/decrease in the percentage share of high and low risk Retail & Fulfilment tenants’ incentives only, i.e. assuming

10% of tenant incentives mave from medium Lo high risk and 10% of tenant incentives move from low to medium risk and vice versa,
would resultin & £2m increase/decrease in provisions for impairment of tenant incentives [2020/21: £5m). A mavemnent in the share of
Campuses tenant incantives within each credit risk rating has not been considered as managernent believes thera is less uncertainty
associated to the assumnplion on Campuses tenants’ credit risk ratings. A 10% increase or decrease represents managemant's
assessment of the reasonable possible change in loss rates and movernent in the percentage share of tenant incentives within

each cradit risk rating.

The table belaw shows the movement in provisicons for impairment of tenant incentives during the year ended 31 March 2022 on a Group
and on a propartionally consolidated basis.

Prapariianaily

; . . . . 3 Grovp consalidaled
Maovement in provisions for impairment of tepant incentives £m m
Provisions for impairment of tenant incentives as ai 31 March 2021° 23 9
Increase in provisions for impairment of terant incentives due to acquisition on 1 April 2021 - 2
Provisions for impairment of tenant incentives as at 1 April 2021° 23 n
Write-offs of tenant incentives {1 (41
Movermnent in provisions for impairment of tenant incentives 1 5
Tolal provisien movement racognised in income staternent 1 1
Pravisions 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 proporiionately cansaldated basis is £2m higher than the proporianately consolidated provision recognised
as al 31 March 2021. This is as 2 resuit of the acguisition of the remaining 21.9% units of Hergules Unit Trust an ¥ April 2021,

Additienal property disclosures - including cavenant information

At 31 March 2022, the Group property partfotio valuation of £6,944m [2020/21: £6,247m} comgrises freehalds of £3,755m (2020/21: £3.127m:
wirtual freeholds of £1,171m (2020/21- £1,055ml; lang leaseholds of £1.782m (2026/21 £1,945m]; and short leaseholds of £234m 12020721,
£120ml. The historical cost of properties was £5,020m [2020/21. £4,812m.

Cumulative interest capitalised against investment, development and trading properties amaunts to £111m 12020/21; £104m)|.

Properties valued at £1,266m (2020/21: £1.017m] were subject to a security interest and other properties of non-recourse companies
amounted to £649m (2020/21: €575mi, totalling £1,915m 2020/21. €1,592mi.
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10 Property cantinued

Included within the property valuation is £3m (2020/21: £7m] in respect of accrued contracted rentat uplift income and £166m (2020/21:
£142ml in respact of other tenant incentives. The balance arises through the (FRS treatment of ieases containing such arrangements,
which requires the recognition of rental income on a straight-line basis over the lease term, with the difference between this and the
cash receipt changing the carrying value of the property against which revaluations are measured,

11 Joint ventures

Summary movement for the year of the investments in joint ventures

Equity Leans Total
Em Em Em
At 1 April 2021 1,459 661 2,120
Additions 252 57 309
Qisposals {34 (701 [104)
Share of profit on ordinary aclivities after faxation? 264 20) 264
Oistributions and dividends:
- Capital - - -
- Revenue (59! - (59]
Hedging and exchange movements ! — 1
At 31 March 2022 1,883 4628 2,511

1. The share of profi en ordinary activities after taxation comprises equity accounted profits of £266m and IFRS ¢ impairment charges against equily investrents and loans of
£22m, relaling 1o MSC Property Interrediate Heldings Limited lloan impairment of £17m), WOSC Partners Limited Partnership lloan impairment of £3m] and The Southgate
Limited Parinership {equity impairmerd of £2ml. In accordarnce with IFRS 9, management has assessed the recoverability of loans 1o joint ventures and assessed the carrying
value of investments in joint ventures against the nel asset value. Amounts due are expected to be recovered by a joint venture selling its properties and investments and
settling financial assats. net ot financial liabilities. The nel asset value of 2 jsint venture is considered to be a reasonable approximation of the available assets thal coutd be
realised lo recover the amounts due and he requiremant to recagnise expecled credil losses. ) -

The Group entered into a new Joint Venture agreement with AustralianSuper on 7 March 2022 in relation to the Canada Water Campus.
The Group has recognised a share af 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 Group has recognised a share of total comprehensive income of £46m and share of net assels less
sharehotders loans of £2%4m in relation to this new joint venture in the year, :
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11 Joint ventures continued

The summarised incomne statements and balance sheets below and an the following page show 100% of the results, assets and liabilities
of joint ventyres. Where necessary, these have been restated to the Group’s accounting palicies.

Jaint ventures’ summary financial statements for the year ended 31 March 2022

Broadgate MSC Property
REIT Intermediate  WOSC Partners Limited BL West Eng
Ltd Holdwgs Uit Partnerships Offices Limited
Partners Nerges Bank Norges Bank
Euro Bluebell LLP Investment investment
1GIC] Management Management Allianz SE
Property secior City Offices  Shopping Centres West End Wesl End
Broadgate Meadowhall Offices Offices
Group share 50% 50% 25% 25%
Summarised income statements
Revenue* 228 5 1D 26
Cosis 176] {16 141 171
152 a7 E) 19
Administrative expenses [} - - -
Nel injerest payable (62 (271 - ()
Underlying Profit 89 . 32 6 14
Net vatuation movement 220 201 15) 4
Capital financing [costs) income B 113 . - - g
Profit {loss) on disposal of investment properties and investments - - - -
Profit lloss! on ordinary activities tefare taxatian 294 12 &) 27
Taxation - - - -
Profit (loss] on ordinary activities after taxation 296 12 (51 27
Other camgrehensive income - 3 - -
Total comprehensive income lexpense) 296 15 191 27
Realisation of gain on disposal of assels inlo joint ventures - - - -
British Land share of total comprehensive income (expense| 148 6 (2 7
British Land share of distributions payable 34 2 - 4
Summarised balance sheets
Investmant and trading properties 4829 740 149 525
Other nan-current assels 30 - - 9
Current assets 17 8 3 3
Cash and deposits 126 34 4 7
Gross assets 5,002 802 154 544
Current liabities 1391 1£5) 141 nn
Barnk and securitised debt [1.570) 1517 - 159}
Leans from jeint venture partners 1845} 1523) (211l 1151
Other non-current iabilties - {12) {4l {11
Gross liabilities {2,5041 (1,097) 1219) 1196]
Net assets (liabilities) 2,498 (295) i53) 348
British Land share cf net assets less shareholder loans 1,249 - - 87

USS joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership.

Hercules Unit Trust joint ventures includes 58% of the resuits of Deapdate Co-Ownership Trust. Fort Hinnaird Limited Partnersfiip and Valenline

Co-Ownership Trust and 41,25% of Birstall Co-Ownership Trust. The balance sheel shows 50% of the assets of these joint ventures

. Included in the colurnn headed ‘Other joint ventures” are contributions from the fotlowing- BL Geodman Limiled Partnership, Bluebution Property Management UK Lieruted.
City of London Office Unit Trust, BL Sainsbury's Superstores Limved and Reading Gate Retail Park Co-Ownership. The Reading Gate Retait Park Co-Ownership was acguired
during the year erded 31 March 2022, with ihe Group acquinng 3 50% share from Reassure Limited, and The Natoaal Farmers Union Mutusl insurance Socizty Limited owning
the remaining S0% share

. Revenue includes gross rental income at 100% share of £290m (202021 £242ml. X

. In accardance with the Group's accounting policies detasled in Note 1, the Group recognises a ml equity investmen! in joint ventures in 3 net liability position at period end.

. The Group eniered intp a new Jaint Venture agreement with AustralanSuper on 7 March 2022 in relation 1o the Canada Water Campus. The transaction value of the assals
translarred by the Group on farmation of the joint venture at 100% was £580m. On disposal of the assets inta the joint veature and in accordance with 145 28, the Group
recognised a gain of £44rm {net of transaction costs of £9m representing the gain realised ta the extent of AusiralianSuper’s interest in the joini venture. Af the disposal date,
the remaining gain of £52m relating ta the Group's interest in the joini venture was unrealised and included within the Group's investment in the joint venture which was based
on the carrying walue of the assets ranslerred al 1he disposal date. As the 2ssets transferred relate o investment property measured at fair value, 1his gain was subsequeantly
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 joint venture’s loss of
£érm compared to the jont venture's tatal loss of €12m, from T Mareh 2022 to 31 March 2022,

. Total Graup share af £2¢5m comprises of the Group's share of total comprehensive income of £393m and the realisation of gain on disposal of assets into joint ventures

of £52m.
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BL CW Upger Limiled The SouihGate Limiied jt:isnsl Hercules Unit Frust Other Total Group :i'\:'ra:
Partrerships Partnership venlures' joint venlures! joint venlures?! 2022 2022
Universities
Aviva Superannuation
AustralianSuper Investors  Scheme Group PLC
Canada Water Shapping Shopping Retail
Campus Centres Centres Parks
50% 50% 50% Various
1 13 12 26 2 393 189
(1 (3] 12l (51 - {114) 155
- 10 10 21 2 279 134
- - - - - in ul
- (1 - - - 1951 [67)
- 9 10 21 2 183 86
2] (7l 9 23 15 217 110
- - - - - (&) [4)
2] 2 19 44 17 396 192
{12} 2 19 44 i7 394 192
- - - - - 3 i
Nna 2 19 [ 17 399 193
52 - - - - 52 52
1] 1 10 22 245
- 3 [3 12 - 59
G465 139 140 261 a3 7.451% 3,545
- - - - - 3y 17
b ? - i 1 41 k]|
39 8 7 12 3 240 117
410 4% 147 274 87 7.1 3,710
{23) (sl (6} [ - (190) 193]
- - - - - [2,246) 11,0831
- - 131 - (711 11,696 1792)
- {28) - - - [55) (23
123} 1341 137) (8] 171) 14,187) 11,991]
587 115 110 248 ) 3,584 1,719
294 58 55 133 7 1,883

The borrawings of joint ventures and their subsidiaries are non-recourse to the Group. All joint ventures are incorporated in the United Kingdom, with the exception
of Broadgate REIT Limited, the Eden Walk Shopping Centre Unit Trust and the Hercutes Unit Trust joint ventures which are incorparated in Jersey.

Th&se financial statements include the results and financial pasition of the Group's interest in the Fareham Property Partnership, the BL Goodrman Lirmiied Partrership and the
Gibraltar Limited Partnership. Accardingly, advantage bas been taken of the exemplians provided by Regulation 7 of the Partnership (Accounts! Regulations 2008 not 1o attach the
partnership accounis to these financial staternents. :
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11 Joint ventures continued

The surmmarised income statements and balance sheets below and on the following page show 100% of the results, assets and liabilities
of joint veniures, 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
REIT Inlermedisle  WOSC Parlners Limited
Lid Holgings Lg% Parnershiph
Pariners Nerges Bank Norges Bank
Euro Blyebell LLP Investment Investment
(GIC) Management Management
Praperty sector City Offices ~ Shopping Centres West End
Broadgate Meadowhall Offices
Group share : 50% 50% 25%
Summarised income statements £m fm £m
Revenuet 216 85 12
Costs 179] 149 16l
137 36 ]
Adminisirative expenses - - -
. Netinterest payable 161 129 -
Underlying Profit {loss) 76 7 [
et valuation movement (172} {421} 157]
Capital linancing cosls - - -
Prafit [lp3s) on disposal of investment prnperlres and investmants - - -
Loss on ordinary aclivilies before taxation 95} [414) 151)
Taxalioh - - - -
Lass on ordinary activities after taxation 194} 1414) 51}
Other comprehensive income - 3 -
Total comprehensive expense 1941 1411} {51)
British Land share of total comprehensive expense (48] 1205) 113)
British Land share of distributions payable 22 1 -
Summarised balance sheets
Investment and trading properties 4501 . 179 163
Current assets 13 17 4
Cash and deposiis 150 20 5
Gress assets L4674 814 172
Current liabilites (94) 37} 13
Bank and securilised debt [1.306§ 1552 -
Loans from jaint venture partners {9881 1472) [218]
Gther non-current lizbitities - 17 14}
Gross liabilities (2,388} 11,078] (225)
Net assets [liabilities| 2,286 [242) 1531
British Land share of net assets [liabilitias) less shareholder loans 11463 - -

. USS joira ventures include the Eden Walk Shopping Centre Unit Trustand the Fareham Property Partnership.

. Hercules Unit Trust joint ventures includes S50% of Ihe resulls of Deepdale Co-Ownership Trust, For Kinnaird Limited Parinership and Valertine

Co-Ownership Trust and 41.25% of Birstall Co-Ownership Trust. The balance sheel shows 50% ol Ihe assels of these joint ventures.

Included in the column headed 'Other joint venlures are contributions from the follewing 8L Goodman Limited Parmershwp Bluebultan Property Management UK Lirnited,

C oy of London Gffice Unit Trust and BL Sainsbury’s Supersiores Umited.

Revanue includes grass rental incarne at 100% share of £262m [2020/21: £284m).

In accardanse with the Group's accounting polic,es detailed in Nate 1. the Group recogruses a ril equity invesiment in joint venturas in a net tability position at period end
During the year ended 31 Mareh 2021 the Group entered into a joini arrangement with Atlianz SE. the new jaint venture haolds properties which were previously wholly owned by
the Group.

e W
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8L west End The Southfiate Limited ;ﬁ-sl, Hercules Unil Trust Dther Tatal Group s.:;lrael
Oifices Limited* Partnership ventures joint ventures? jeint veniures! 2001 00
Universities
Aviva Superannuation
Allianz SE Investors Scheme Group PLC
Wesl End Shopping Shopping Retail
Offices Centres Cenkres Parks
25% 50% 50% Various
tm Em £m £m Em tm _ €m
6 10 12 30 - n 182
1 110) f10) (14) - [149) [85]
5 - 2 14 - 202 97
{1 11) - 1] 11l 194) [45]
4 (1] 2 15 1 108 52
(28] 162 1571 (5] - [840] {409|
8 - - 17 - 1 il
[14) (63 [551 157 1l [751] {3581
- - - - 3 3 1
(14] 63 [55) 157] 2 1748] {357)
- - - - - 3 1
{14} 163) (55) 1571 2 1745) [354)
[3) [32) 127) [29] 1 1354}
- - 3 8 4 38
520 144 13 2356 - 6,474 3,067
[ 3 1 1 1 [ 12 22
] 3 3 12 1 214 104
530 152 137 249 2 4,732 3,193
5 14 (5 6] - (161) (78}
(158 - - - - (2,018) {968}
sl - (311 - 131 (1,727) {808}
N (28] - - - 160) 127)
(193 [32) (36) 9 3 {3,9464) [1,878)
337 120 101 240 (1] 2,768 1,318
B4 &0 50 122 - 1,459

The borrowings of joint venlures and their subsidiaries are non-recourse to the Group. All joinl ventures are incorporated in the United Kingdomn, with the exception
of Braadgate REIT Limited., the Cder Walk Shopping Centre Linit Trust and the Hercules Unit Trust jaint ventures which are incorporated in fersey.

These financial statements include the results and financial pesition of the Group s interest in the Fareham Property Partnership, the BL Goodman Limited Partnership and the
Grbraltar Lirnited Partnership. Accordingly. advaniage has been laken af the exemplions provided by Regulaticn 7 of the Partnership [Accounts| Regulations 2008 not to attach the

partnership accounis to these financial statements.
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Operating cash flows of joint ventures (Group share]

The British Land Company PLC 005621920

2022 02

£m Em
Rental incame receivad from lenants 1583 19
Operating expenses paid {0 suppliers and employees (28) 126
Cash generated from operations 125 93
interest paid (44} 1671
Interest received - -
UK corparation 13X received lpaid) 12]
Cash inflow from operating activities <) 4t
Cash inflow from operating activities deployed as:
Surplus cash retained within joint venlures 26 10
Revenue distributions per consolidated statement of cash flows 57 34
Revenue distributions sptit batween controlling and non-controlling interests
Alrribuiable ta non-controlling interests - 2
Attributable to shareholders of the Company 57 32
12 Other investments

2022 202
Fair vatue Fair value
through Amortised Intangible raugh Armnortised Intangible
prafil or loss cosl assels Tatal profit or loss cost - assals Total
£m o &m £t Em Em Em Em

AT Agril & 2 12 20 m 3 n 125
Additiens 14 2 2 18 3 - S 8
Transters / disposals - - - - 11091 i1 - N
Revaluatian ;] - - 8 1 - - 1
Amartisation - - {5t (51 - - {4 3]
A131 March 28 4 9 41 [ 2 12 20

The amount included in the fair value through profit or loss relates to private equity/venture capital invesiments of £28m [2020/2): £6m)
which are categorised as Level 3 in the fair value hierarchy. The fair values of grivate equity/venture capital investrnents are determined

by the Oirectors.
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13 Debtors
2022 2020
Em Em
Trade and other debtors 24 38
Prepayments and accrued income 11 14
Rental deposits 4 4
39 56

Trade and other debtors ¢1e shown after deducting a provision for impairment against tenant debiors of £47m {2020/21: £57m). Accrued
income is shawn alter deducting a provision for impairment of £1m [2020/21: £5m]. The provision for impairment is calculated as an
expected ¢redit loss on trade and other debtors in accordance with IFRS 9 as set out in Note 1.

The credit to the income staternent for the year in relation ta provisions for impairment of trade debtors and accrued income was £7m
{2020/21: £52m chargel. as disclosed in Note 3. Within this credit, £8m [2020/21: £2ml represents a charge for provisions for impairment
made against receivable balances related to bitled rental income due on 25 March rent quarter day. Rental income is recognised an

a straight-line basis over the lzase term in accordance with IFRS 16. The majority of rental incorne relating to 25 March rent quarter

day has, therefore, nat 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 period between
tha recaognition 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 increase) is equal to the
release to the incomne staternent of £7m [2020/21: £52m charge), less write-offs of trade debtors of €8rm (2020/21: £4rm).

_For the year ended 31 March 2022, the Group has made amendments in the expected ¢redit loss model that calculates the provision for
tenant debtors. As the UK economy emerges from the impact of the Covid- 19 pandemic, the amended model places greater emphasis on
the historical exparience collection rate, in addition 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 amaount of trade and other debtors is approximate to their fair value. Further details about the
Group's credil risk managerent practices are disclosed in Note 17,

The tables below summarise the ageing profile for tenant debtors and assceiated expected credit losses, grouped by credit risk rating. The
expected credit losses are determined in line with the provisioning approach detailed in Nate . The majority of outstanding lenant debtors
relate to tenants in the Retail & Fulfilment sector.

Provisions for impairment of tenant debtors

31 March 2022 Percentage
Tenant debtars Provision Net tenant debtor providad'
<%0 90~ 183-  » 365 <90 0 - 183 - » 385 <%0 0 - 18- > 385

. days 1BZdays JsSdays days Total days 182 days 345 days days Total days 182 days 345 days days Tolal Total

Credit risk em £m tm  Em  m tm £m tm €m €m £m €m £m tm £m

Qva/

Administration 2 2 5 17 24 121 2) 5} (17} [28) - - - - - 100%
High 3 1 1z 7 20 mm @ e 1 - - - 1 86%
Medium 1 - 1 3 5 - - i1 13 (4} 1 - - - 1 B0%
Low 5 2 3 5 15 12} 1 13] st (1] 3 1 - - 4 73%
Total Group 1 5 16 27 53 18] (4 1100 27 (47| 5 1 - - [ B88%
Joint ventures 7 2 2 6 17 3] (2] (2) (&) (13| 4 - - - 4 76%
Total 18 7 12 33 70 19l (8) {12) (33] (60} 9 1 - - 10 B6%

1. The percentage provided 1$ calculated using the unrounded tenant debter and provision balance.
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13 Debtors continued

3 March 2020 Percerage
Fenanl deblors Prowision Net tenant dedtor proviged®
« 50 0 - W@i- > W5 « 90 50 - 163 - » 355 «90 79 - 183- = 365

- days 1B2days MSdays days  Toal days 182days 3¢S days days Tolal days 182days 185 days days  Tatal Total

Eredit risk tm tm fm  Em  m m €m m im €m £m im im [

Cva/

Administration 6 7 14 6 33 {é} 171 (a4l sl 133) - - - - - 100%
High 8 4 4 17 14 (7 N7 B Y R O 4 - - - 75%
Medium 4 2 2 - [ i {1 (2! - (4) 3 L - - 4 7%
Low 15 [ 4 1 24 {1) 11 14) i1 17 14 3 - - 17 8%
Total Group 33 17 24 8 82 1z 113 24l Y Zi 4 - - 25 §9%
Jaint ventures 12 3 7 5 27 121 {1} {7} 50 115) 10 2 - - 56%
Total 45 20 3113 109 DAl (14l i3 b3 7 3 6 - - ¥ 46%

1. The percentage provided is calculated using the unrounded tenant debior and provision balance.

Provisions for impairment of accrued income

Accrued income relates lo concessions offered to tenants in the form of the deferral of rental payrments. 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 2s at 31 March 2022 was £2m [2020/21: £9m} with a provision of £1n [2020/21: £5m) leaving a net accrued
incame balance of £1m {2020/21: £4m]. The percentage of gross accrued income provided for is 57% (2020/21: 60%!.

The table helow summarises the movemnent in provisioning for impairment of tenant debtors and accrued income during the year ended
31 March 2022,

Proportionally

R .. , . R Group consalidated
Movement in provisions for impairment of tenant debtors and accrued income m £m
Provisions for impairment of 1enant debtors and accrued iacame as at 31 March 2021 62 78
Increase in pravisions for impairment of tenant deblars and accrued income dua Lo acquisition on | Aprit 2021+ - - 5
Provisions for impairment of tenant debtors and accrued incame as at 1 April 2021} 62 B3
Wriie-offs of tenant debtors 18 {9}
Mavement in provisians for impairment of tenant debtors 18) 2l
Movernent in provisions for impairment of accrued income m [X1]
Total pravision movemneni recagnised in incame statement ¥]] 113]
Provisions for impairment of tenant debtors and accrued income as at 31 March 2022 &7 61

1. The provisions lor impairment of tenant debtors and accrued income as at 1 April 2021 on a proportionately consolidaled basis 15 £5m higher than the propertionately
coasolidated prowsion recognised as at 31 March 2021, This is as a result of the acquisition of the remaining 21,9% units of Hercules Unit Trust on | Aprit 2021,
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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,
however this has decreased for the year ended 31 March 2022, as the UK economy emerges from the pandemic. Provisicning far
impairment of trade deblors is considered to be a key source of estimation uncertainly at the balance sheet date and, as a result, we
include sensitivity tables, below, te illusirate 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 expected credit loss model include the lass rates assumed for each credit risk rating, ageing
combination, historic experience collection rates and a tenant's assigned credit risk ratings. The sensitwity table, below, illustrates

the impact an provisions as a result of firstly, changing the absolute loss rate percentages for each ageing and credi risk category and
secondly, the impact of changing the percentage share of high and low risk debtors for Retail & Fulfitment tenants only, 1.e. assuming
10% of debtors move from medium la 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.

Imngact on pravisions Impact on provisions
10% Increasein % 10% Decrease in%
Pravision al 10% Increase in 10% Oecrease in shara of high risk share of high risk
31 March 2022 loss rates! toss rates! tenant debtars! tenant dehiars 2
€m £m Em £m m
Prowisions for impairment of tenant deblors 4b 1 k0 2 2
Provisiens for impairment of accrued income 1 - - C = ~
Group total provision for impairment of tenant debtors
and accrued income 47 1 41} 2 12)
e  4en e mrm A mem s e e . - . - . Impacl on prowsions Impaci oa.provisiens
10% Increase in % 10% Decrease in %
Provigion a1 10% Increasein 10% Decrease in share of high nsk share of high rigk
31 March 2021 loss rates! loss rates' lenani deblars? tenant deblors ¥
£m £m Em Em £m
Provisions for impairment of tenani debtars 57 1 1] 5 15l
Provisions for impairment of accrued income 5 - 1l 1 il
Group total provision for impairment of tenant debtors
and acerued income 62 1 [7) 6 (s}

1 This sensitivily analysis has been perfermed on high and low risk tenants and tenants in CVA ar Administration only as Lhe significant estimatian uncertainty is wholly related 1o
thesp.

2. This sensitivity analysis has been performed on Retail & Fulfilment tenants only. & maverment in the share of Campuses tenant debtors within each credit risk rating has not
bean considered as management believes there is less uncertainty associated to the assumption on Campuses lenants’ credit nsk ratings.

14 Creditors

2022 2021

£m fm

Trade creditors 74 59
Accruals 70 68
Deferred income 66 - 62
Other taxation and social security 25 25
L ease liabilities [ 5
Renlal depaosits due ta tenants 4 4
265 219

Trade creditors are interest-free and have settlement dates within one year. The Directors consider that the carrying amount cof trade
and other creditors 1s approximate to their fair value.

15 (ther non-current liabilities

22 2021

Em £m

Lease lighilities 125 128
Delerred income 27 -
152 128
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16 Deferredtax
The movement on deferred tax is as shown below:

Deferred tax assets year ended 31 March 2022

1 Aprit Debited to Credited A1 March
2021 incame to equily 2022
£m £m &m £m
Termporary differences - - - -
Deferred tax liabilities year ended 31 March 2022
€m £m £tm im
Property and investment revaluations - - - -
Net deferred tax liabilities - - - -
Deferred tax assets year ended 31 March 2021
1 April Debited to Credited 31 March
2020 income 12 equity pliral
€m €m £m E€m
Jemporary differences 5 15 - -
T T - ' 5 " AN T - o=
Deferred tax liabilities year ended 31 March 2021
£m £ Em £m
Property and investment revaluations L . 1g) . - S S _
18] - & -
Net deferred tax assets {liabilities) 1) (9) 4 -

The following corporation tax rates have been substantively enacted. 19% effective fromn 1 April 2017 and 25% elfective 1 April 2023.
The deferred tax assets and liabilities have been calculated at the tax rate effective in the period that the tax is expected to crysiallise.

The Group has recognised a deferred tax assel catculated at 19% 12020/21: 19%] of Enil (2020/21: Enil) in respect of capital losses from
previous years available for ofiset against future capital profit. Further uprecognised deferred tax assets in respect of capital losses of
E137m [2020/21: £137m) exist at 31 March 2022,

The Group has recognised deferred tax assets on derivative revaluations o the extent that future matching taxable profits are expected
to arise of £nil (2020/21: £nil). At 31 March 2022 the Group had an unrecognised deferred tax asset calculated at 19% (2020/21: 19%) of
£47m 12020/21: £45m) in respect of UK revenue tax losses from previous years.

Under the REIT regime development properties which are sold within three years of completion do not benedit from tax exernption. At
31 March 2022 the value of such properties 1s £1,429m {2020/21: £801ml and if these properties were to be sold and no tax exemplion
was available the tax arising would be £21m [2020/21: £0.3m).
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17 Net debt
2022 2021
Fpoingte £m Em
Secured on the assets of the Group
5.264% First Martgage Debenture Bonds 2035 347 361
5.0055% First Morigage Amortising Debentures 203% g8 89
5.357% First Mortgage Debenture Bands 2028 227 2a
Bank loans 1 347 358
1,009 1,049
Unsecured
4,635% Senior US Dollar Notes 2021 Y4 - 157
4.766% Senior US Dollar Notes 2023 2 101 102
5.003% Senior US Dollar Notes 2026 2 66 &7
3.81% Senior Notes 2026 102 mn
3.97% Senior Notes 2026 103 1z
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Dollar Notes 2025 2 77 77
2.67% Senior Notes 2025 w 37
2.75% Senior Notes 2024 37 37
Floating Rate Senior Nates 2028 a0 80
Floating Rate Senior Notes 2034 102 102
Facilities and averdrafts &04 181
. 1,607 1361
B Gross debt 3 2,616 2.410
Interest rate and currency derivative Liabilities 96 128
Interest rate and currency derivative assels 197) (135]
Cash and shor! term deposits 4.5 (74 (154
Total net debt 2,541 2.249
Net debl atiributable ta non-controlling interests 1 (70}
Net debt attributable to shareholders of the Company 2,542 2179
Total net debt . 2,541 2,249
Amounts payable under leases [Notes 14 and 15] 3 133
Total net debt lincluding lease Liabilities] 2,672 2382
Net debl attributable to non-contrelling interests lincluding lease liabilities] 4 1 {75
Net debt attributable to shareholders of the Company lincluding lease liabilities) 2,473 2307
1. These are non-reccurse borrawings with no recourse for repayment lo other companies or assets in the Group,
2022 02
€m {m
Hercules Unit Trust L7 358
347 358

. Principal and interest on these torrowings were fully hedged inta Sterling at a [toating rate at the time af issue.

. The principal amount of gross debt at 31 March 2022 was £2,562m {2020/21: £2,291m]. Included in this is the principal amount of secured borrowings and olher borrowings of
non-recourse companies of £985m.

. included in cash and short term deposits is the cash and short term deposits of Hercules Unit Trust, of which £1m is the pragortion not beneficially owned by the Groug.

. Cash and deposits not subject te a security interesl amaunt to £84m [2020/21: £145m],

[XE N

Y-
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17 Net debt continued
Maturity anatysis of net debt

2022 2021
Em £€m
Repayable: within one year and on demand 18% 141
Belween: one and wo years 279 169
wwo and five years 854 846
five and ten years 659 738
ten and fitieen years 485 496
fifteen and twenty years 150 -
2,427 2,249
Gross debt 2,616 2.410
Interest rale and currancy derivatives n 7
Cash and short term deposits [74) 1156]
Net debt . 2541 2,249
Fair value and book value of net debt
2022 202
Fair value Bk value Diflerence Fair value Buck value Ditference
im £m €m fm Em Em
Debentures and unsecured bonds 1,745 1,665 80 1978 187 197
Bank debl and other floating rate debt 955 951 4 546 539 7
Gross debt 2,700 2,618 84 2,524 2410 114
Interestrate and currency derivative Liabitities -- — 26 28 - 128 128 -
Interest rale and currency denivative assets 197 197) - [135] (1351 -
Cash and shori term deposits [74) (74) - |154] [154] -
Netdebt 2,425 2,541 B4 2,363 2,249 114
Net debt altributable to non-controlling inlerests 1 1 - 1701 170] -
Net debt attributable to shareholders of the Company 2,524 2,542 84 2,293 2179 114

The fair values of debentures and unsecured bends have been established by abtaining quoted market prices from brokers.

The bank debt and other foating rate debt has been valued assuming it coutd be renegotiated at contracted margins. The derivatives
have been valued by calculating the present value of expected future cash flows, using appropriate rmarket discount rates, by an
independent treasury adviser.

Short term debtors and creditors and other investments have been excluded from the disclosures on the basis that the fair value is
equivalent to the book valve. The fair value hierarchy level of debt held at amartised cost is Level 2 [as defined in Note 101.

204 British Land Annual Report and Accounts 2022




The British Land Campany PLC 80621720

17 Net debt continued

Loan to Value {LTV]

LTV is the ratio of principal value of gross debt less cash, shart term deposits and liquid investmants to the aggregate value of properties
and investments, excluding non-controlling interests.

Group LTV

2022 2021
_ fm £m
Group LTV 24.2% 75.1%
Principal armount of gross debt 2,562 2.291
Less dabt attributable ta non-cantrolling interests - 1791
Less cash and short term deposits [balance sheet) (74) [154)
Plug cash atuributable to nen-controlling interests 1 8
Total net debt for LTV calculation 2,489 2.066
Group property portfalio valuatien INote 10) 4,944 6,247
tnvestments in joint ventures {Nate 11] 25N 2,120
Other investments and property, plant and equipment [balance sheetl! L6 26
Less praperty and investments aitributable to non-controlling interests [15) 163
Total assets for LTV calculation 9,486 8,230

1. The £22m difference between ather investments and plant, praperty and equipment per the balance sheet totaliing £68m, relates to a right-ol-use asset recognised under a
lease which is classified as praparty. plant and equipment which is nel included wathin Total assets for the purposes of the LTV calculation.

Proportionally consolidated LTV

2022 2021

£m £m

Proportionally consolidated LTV 32.9% 32.0%
Principal amount of gross debt 3,448 3,262
Legs debt autributable to non-controlling interests - (79
Less cash and short term deposits (191) (258
Plug cash attributable to non-centrolling interests 1 10
Total net debt for proportienal LTV calculation ’ 3,458 2,935
Graup property portfolio valuation (Note 10t 6,944 6,247
Share of properiy of joint ventures [Note 101 3,538 3,048
Qther investments and praperty, plani and equipment [balance sheet)! L5 26
Less properiy attributable ke non-controlling interests (15) {163
Tolal assets for proportional LTV calculation 10,513 9,158

1. The £22m difference between gther invesiments and plant, property and equipment per the batance sheet totalling £68m. relates to a nght-ol-use assei recognised under a
lease which is ¢classified as property. plant and equipment which is not included within Tatal 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 shown below:

The British Land Company PLC 00621920

2022 2021

£m £m

Net Borrowings not to exceed 175% of Adjusted Capital and Reserves 36% 3%
Principal amount of gross debt 2,562 2.2
Less the relevant proportion of barrowings of the partly owned subsidiary/non-controlling interesis - 179]
Less cash and deposits [balance shaeat) (74) (154}
Plus the relevant proportion of cash and deposits of the partly owned subsidiary/non-controlling interests 1 8
Net Borrowings 2,489 2066
Share capitat and reserves |balance sheet] 6,733 5.983
Trading property surpluses [EPRA Table A) 8 9
Exceptianal refinancing charges {see below] 174 188
Fair value adjustments of financial instruments {EPRA Table Al &b 115
Less reserves atiributable to non-contralting interests {balance sheet] {151 (591
Adjusted Capital and Reserves 6,945 5,236

In calculating Adjusted Capital and Reserves for the purpose ef the unsecured debt financial covenants, there is an adjustment of £174m
[2020/21: £188m| to reflect the cumulative net amaortised excegtional stems relating to the refinancing’s in the years ended 31 March

2005, 2006 and 2007.

2021

2022

Em £m
Net Unsecured Borrowings not to exceed 70% of Unencumbered Assets 30% 25%
Principal amaount of gross debit 2,562 2291
Less cash and deposits not subject to a security interest 164} 11391
Less principat amount of secured and non-recourse barrowings {985} (7981
Net Unsecured Borrowings 1,513 1,154
Group property portfolio valuation [Note 10) 6,944 6,247
Invesimenis in joint ventures and funds [Note 11] 251 2120
Other investments and properiy. ptant and equipment [balanee sheet)! 45 26
Less investmenits in joint ventures [2,511) [2,120)
Less encumbered assets [Note 10) {1,915 11,592)
Unencumbered Assets 5,075 4 681

1. The £22m dilference between other investrments and planl, property and equipment per the talance sheel totalling E48m, relates to a nght-of-use asset recognised under 3

{ease which is classified as property. plant and equipment which is not included withan Total assets for the purposes of the LTV calculation.
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Recenciliation of movement in Group net debt for the year ended 31 March 2022

The Sritish Land Cornpany PLC 00621920

Arrangement
Foreigh tasts
01 Cash flows Transfers? exchange Fair value  amortisation 022
Em m £m im £m tm Em
Shart term borrowings 141 (159} 189 - 1] 2 189
Long term borrewings 2,249 429 (e} 17 {76) 3 2,427
Derivatives' {7 7 - 17 16 - 1
Totat liabilities from financing activities 2,403 217 - - [84]) 1) 2,615
Cash and cash equivalents 1154) 80 - - - - (74)
Net debt 2,249 357 - - [64] 1 2,541
Reconciliation of movement in Group net debt for the year ended 31 March 2021
Arrangement
Foreign y casis
2020 Cash ilows Transfers? exchange Fair value amuoctisation 202+
£m £m Em [m €m £m £m
Short term borrowings 637 (8371 141 - 2] 2 61
Long term borrowings 2,865 (3671 (181 t4a) [48) 2 2,24%
Derivatives? 162 14 - [ (3] - [7)
Total liabilities from financing activitiss® 3,440 (7901 - - 151 [ 2,403
Cash gnd cash equivalents 1193 39 - - - - (154)
Net debt 3.247 (991 - - [51] 4 2,249

. Cash flows on dernvatives include £15m of net receipts on derivative interest,
. Cash Nlows on derivatives include £24m of net receipts an derivative interest,
. Transfers comprises debt maturing irom lang term ta shart lerr borrowings.

o ey —

w0

. Cash flows of £277m shown above represents net cash flows on capital payments in respect of interest rale derivatives of £8m, decrease in bank and other borrowings. of
£213m and drawdowns on bank and other borrowings of £483m shawn in the consplidated statemenl of cash flows. along with £15m of net receipts en derivative interest.
. Cash flows of £990m shown above represents net cash Hows on capital paymenis in respect of inieresi raie derivatives of £10m, decrease in bank and ather borrowings of

E1,218m and drawdawns on bank and other borrowings of £214m shown in the consclidated statement of cash Rows, alang with £24m of net receipts on derivative interest.

Fair value hierarchy

The table below provides an analysis of financial instrurnents carried at fair value, by the valuation methad. The {air value hierarchy

levels are defined in Note 10.

022 2021

Level 1 Level 2 Level 3 Tatal Level 1 Lavel 2 Level 3 Total

£m Em £m m £m Em Ern tm

Inlerest rate and currency derivative assels - [EH]] - 197 - (135) - 133l
Other investments - fair vatue through prafit

or loss [Note 12] - - [28) 28] - - 16l 4]

Assets - [97) [28) [125] - {1351 18 [141)

Interest rate and currency derivative liabilities - 94 - 96 - 128 - 128

Liabilities - 94 - 94 - 128 - 128

Totat - 1) (28] §29] - {7l (6] (13
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17 Net debt continued
Categories of tinancial instruments

022 202
tm £m
Financial assets
Amortised cost
Cash and short term deposits 76 154
Trade and other debtors INoie 13) 28 42
Other investments {Note 12 4 2
Fair value through profit or loss
Derivatives in designated fair value hedge accounting relationships'? 59 126
Derivatives not in designated hedge accounting relationships 38 9
Other investments |Nate 12) il b
231 339
Financial liabilities
Amortised cost
Creditors [Note 14] (157} [141]
Gross debt . T (2,618 {2,4101
Lease liabilities [Notes 14 and 151 i {1331
Fair value through profit or loss
Derivalives not in designated accounting relationships 196] 1128}
13,000 [2,812)
Total 12,769} [2.473)

1. Derivalive assels and liabilities in designated hedge accounting relationships sit within the derivative assets and derivative liabilities balances of the conselidated balance sheet,
2 The fair value of derivalive assels in designaled hedge accounting relationships represenis the accumulated amount of fair vatue hedge adjustrnents on hedged iterns.

Gains and losses on financial instruments, as classed above, are disclosed in Note 6 (net financing costs), Note 13 [debtorsl,

the cansolidated income stalement and the cansolidated statement of comprehensive income. The Directors consider that the

carrying amounts of other investments are approximate ta their fair value, and that the carrying amounts are recoverable.

Capital risk management

The capital structure of the Group consists of net debt and equity attributable to the-equity holders of The British Land Company PLC,
comprising issued capital, reserves and retained earnings. Risks relating to capitat structure are addressed within Managing risk in
delivering our strategy on pages 84-96. The Group's objectives, policies and processes for managing debt are set out in the Financial
pelicies and principles on pages 81-83.

Interest rate risk management

The Group has transitioned it existing LIBOR based debt and derivatives ta SONIA. The transition and the associated costs have not had
a material impact upon the Group.

The Group uses interest rate swaps and caps 1o hedge exposure to the variability in cash flows on floating rate debl, such as revolving
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 policies and principles on pages 81-83.

Al 31 March 2022, the fair value of these derivatives i$ a net liability of £45m {2020/21: £124ml. Interes! rate swaps with a [air value of Enil
have been designated as cash flow hedges under IFRS 9.

The ineffectiveness recogaised in the income staternent an cash flow hedges in the year ended 31 March 2022 was £nil [2020/21: £nill.
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17 Net debt continyed

The cash flows occur and are charged to profit and loss unlil the maturity of the hedged debt. The table below summarises variable rate
debt hedged at 31 March. '

Variable rate debt hedged

FLFE] 2021
tm Em

Outstanding:  al one year 800 875
at Wwo years 550 1,050

at five years 00 50

at lenyears 250 250

Fair vatlue hedged debt
The Group uses inlgrest rate swaps Lo hadge exposure on fixed rate financial liabilities caused by movernents in markel rates of interest.

At 31 March 2022, the fair value of these derivatives is a net asset of £38m 12020/21: £132m). Interest rate swaps with a fair value asset of
£59m have been designated as fair value hedges under IFRS 9 [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 points above SONIA, These have been designated as fair value hedges af the US Private Placements.

interest rate profile - including effect of derivatives

2022 2021
£m €m

Fixed ar capped rate 2,541 2,249
2,541 2,249

All the debt is effectively Sterling denominated except for £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% (2020/2): £.2%). The weighted average pericd
far which the rale is fixed is 8.3 years (2020/21: 9.2 years).

Proportionally consolidated net debt at fixed or capped rates of interest

022 200
Spot basis 100% 100%
Average over next five-year forecast period 79% 78%
Sensitivity table - market rate movements
2022 2021

Increase Decrease Increase Decrease
Movement in interest rates (bpsl' 67 1Y) 78 (78)
Impact on underlying annual prafit [Em) [&) 9 [9) 10
Movement in mediurn and long term swap rates {bps)? 139 1139 161 &1l
Impact on cash flow hedge and non-hedge accounted derivative
valuations (Em] 75 {72] 74 1&0)

1. The movemnent used for sensitivity analysis represents the fargest annual change in SONJA aver the last 10 years. The 2020/21 comparative used the largest annual change in
the three-month Sterling LIBOR over the last 1D years.
2. This mavement used for sensitivity analysis represents the largest annual change in the seven-year Sterling swap rate over the las 10 years.
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17 Netdebt continued

Fereign currency risk management

The Group’s policy is to have no material unhedged net assets or liabilities denominaled in foreign currencies, The currency risk

on overseas investments rmay be hedged via foreign currency denominated borrowings and derivatives. The Group has adopied net
investment hedging in accordance with IFRS 9 and therefore the portion of the gain or loss on any hedging instrument that is determined
to be an eflective hedge is recognised directly in equity. The ineffective portion of the gain er lass on any hedging instrument is
recognised immediately in the income statement.

The table below shows the carrying amounts of the Group's foreign currency denominated assets and liabilities. Previded contingent tax
on overseas investments 1s not expected Lo occur it will be ignored for hedging purposes. Based on the 31 March 2022 position a 27%
appreciatien {largest annual change over the last 10 years] in the USD relative io Sterling would result in a Enil change (2020/21: Crill

in reported profils.

Assels Liabilities
2022 o 022 20N
£m £m Em £m
USD denominated 20 8 20 )

Credit risk management

The Group's approach to credit risk management of counterparties is referred to in Financial policies and principles on pages 81-83
and the risks addressed within Managing risk in delivering our strategy on pages 84-96. The carrying amount of financial assets
recorded in the financial statements represents the Graup's maximum exposure to cradit risk without taking account of the value

of any collateral obtained.

Banks and financialinstitutions:
Cash and short term deposits at 31 March 2022 amounted to £74m 12020/21: £154m). Cash and short term deposits were placed wilh
financial institutions with BBB+ or betier credit ratings.

At 31 March 2022, the fair value of all interest rate derivative assets was £97m (2020/21: £135m),

At 31 March 2022, prior to taking into account any offset arrangements, the largest combined credit exposure to 2 single counterparty
arising from raney market deposits, liquid investments and derivatives was £43rm (2020/21- £47m). This represents 0.4% (2020/21: 0.8%}
of gross assets

The depesit exposures are with UK banks and UK branches of iniernational banks.

Trade debtors:

Trade debtors are presented net of provisions for impairmant for expected credit losses. Expected credit losses ara calculated on initial
recognition ot trade debtars and subsequently in accardance with IFRS 9. taking into account historic and farward-laoking informatian.
See Note 13 for further details and credit risk related disclosures.

Lease incentives:

Lease incentives are included within the investment property balance and provisiens for impairment for expected credit losses for lease
incentives are recognised within trade debtors. Expected credit losses are calculated on initial recagnition of tenant incentives and
subsequently in accordance with IFRS %, taking into account historic and forward-loaking information. See Neote 10 for further details
and credit risk related disclosures.

Liquidity risk management
The Group's approach to liquidily risk management is discussed in Financial policies and principles on pages 81-83, and the risks
addressed within Managing risk in delivering our strategy on pages 84-%6.

The following table presents a maturity profite of the contracted undiscounted cash flows of financial liabilities 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 ta the projected interest rates implied by yield curves a1 the reporting date.

For derivative financial instruments that settle on a net basis (e.q. interest rate swaps) the undiscounted net cash flows are shown and  *
for derivatives that require gross settlement 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 date is used. Trade creditors and
amounts owed 1o joint ventures, which are repayabte within one year, have been excluded from the analysis.

The Group expects tc meet ifs financial liabilities through the various availzble liquidily sources, including a secure rental income profile,
asset sales, undrawn committed borrowing facilities and. i the longer term. debt refinancing’s.
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17 Net debt continued
Liquidity risk management continued

The British Land Company PLC 00621920

The future aggregate minimum rentals receivable under non-cancellable operating leases are shawn in the table on the [ollowing page.
Income from joint ventures is not included on the following page. Additional liquidity will arise from letting space in properties under

construction as well as frem distributions received frem joint ventures.

2022
Within Fallowing Three ko Qver live
ane year year live years years Tatal
m £m im Em tm
Debt! ik 282 830 1,288 2,5
Interest on debt 89 87 195 227 598
Derivative payments " 102 167 77 357
Lease tiability paymenis ? 10 29 325 373
Total payments 300 48 1,221 1,917 3,919
Derivativa receipts {29 [134) 1145 I5) {335)
Net payment 2N 345 1.056 1,912 3,584
Operaling leases with tenants 282 239 490 &70° 1,481
Liquidity surplus [deficitt 1" [104) (566) (1,442 12,103
Cumulative liquidity surptus {deficit) 1" (95] 1661) [2,103)
202!
Within Following Three ta Qver five
one year year five years years Fotal
Em Em £m £m Em
Debt? 161 71 785 1.213 2,330
Interest on debt 76 73 189 270 508
Derivative payments 148 15 199 145 507
Head lease paymeants 8 g 9 329 ~ 3715
Total paymenis 393 268 1,202 1,957 3.820
Derivative receipls [191) 1251 [221) {74] {911}
Net payment 202 243 981 1.883 3.309
Operating leases with lenants © 290 241 505 555 1,5
Liquidiky surplus Ideficit] a8 12] (476 1.328] {1,718)
Cumulative liquidity surplus (deficit) 88 84 (3901 11.718)

1. Gross debt of £2,644mn {2020/21: £2 410m] reprasents the total of £2,52 1m 2020/21: £2,330ml, 1ess unamortised issue costs af £9m [2020/21: £30m, plus fair value

adjustments to defrt of £34m {2020/21; £90m).

Any short term liquidity gap between the net payments required and the rentals receivable can be met through other liquidity sources
available to the Group, such as committed undrawn borrowing facilities. The Group currently holds cash and short term deposits of
£76m of which £44m is not subject to a security interest [see footnote 5 to net debt table on page 203). Further liquidity can be achieved

through sales of property assets or investments and financing activily.

The Graup's property portfclio 1s valued externally at £6,944m and the share of joint ventures’ property is valued at £3,538m.
The cormmitted undrawn borrowing facilities available to the Group are a further source of liguidity. The rmaturity profile of committed

undrawn borrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

2022 2021

m tm

Maturity date: aver five years 70 347

between lour and five years 401 1,04%

between three and four years 406 2%4

Total facilities available for more than three ygars 877 1,690

Between two and three years 340 -

Between one and twa years 50 -

Within ane year - -

Total 1,287 1,690
The undrawn facilities are comprised of Brilish Land undrawn facilities of £1,287m.
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FINANCIAL STATEMENTS continved The British Land Company PLC 00621920

Notes to the Accounts continued

18 Leasing

Dperating leases with tenants

The Group leases out all of its investment propecties under operating leases with a weighted average lease length of six years
{2020/21; live years). The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

2022 2021

£m Em
Less than one year 282 290
Between ene and two years 239 241
Between three and five years 490 505
Belween six and ten years k12 392
Between eleven and fifieen years 74 110
Between sixteen and twenty years ie 33
Aftar twenly years 17 20
Total 1,481 1.5

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 payments mainly relate
to head leases where the Group goes not own the freehold of a property.

212 2021

! Minimum Minimum

Lease lease
payments Interest  Principal payments Interest Principal
Em £m Em Em {m £m

British Land Group

Less than one year ' 9 3 [ 8 3 5
Between one and two years 10 3 7 9 3 6
Between two and five years 29 8 21 29 g 20
More than five years 325 228 97 329 227 102
Total 73 242 11 375 262 133

Less future finance charges [242) 1242|

Present value of Lease obligations 131 133
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The British Land Company PLC C0621920

19 Dividends

The Final dividend payment for the six-menth period ended 31 March 2022 will be 11.60p. Payment will be made on 27 July 2022 to
shareholders on the register at close of business on 24 June 2022. The Final dividend wilt be a Property Income Distribution and no
SCRIP alternative will be offered.

PID dividends are paid, as required by REIT legislation, after deduction of withholding tax at the basic rate lcurrently 20%), where appropriate.
Certain classes of shareholders may be able to elect to receive dividends gross. Please refer 1o our website britishland com/dividends
far details.

Pance per 2022 2081
Payment date Dividend share &m Em
Current year dividends
29.07.2022 2022 Finat : 11.40
07.01.2022 2022 nterim 10.32 95
21.92
Prior year dividends
06.08.2021 2021 Final 6.64 62
19.02.2021 2021 Inlerim 8.40 78
15.04
Dividends in consclidated statement of changes in equity 157 78
Dividends settled in shares - -
Dividends setiled in cash 157 78
Timing difference relating to payment of withhatding lax 2) (2
Dividends in.cash flow statement 185 174)
20 Share capital and reserves
. 1022 2021
Number of ordinary shares inissue at 3 April 937,981,992  937.5918.097
Share issues 127,441 43,895
At 31 March : 938,109,433 937,981,992

0f the issued 25p crdinary shares, 7,376 shares were held in the ESOP trust (2020/21: 7,376), 11,266,245 shares were held as treasury
shares [2020/21: 11,266,245) and 926,835,812 shares were in iree issue (2020/21: $26,709,543). No treasury shares were acquired by the
ESOP trust during the year. All issued shares are fully paid.

Hedging and translalion reserve

The hedging and translation reserve comprises the effective partion of the cumulative net change in the fair value of cash flow

and fereign currency hedging instruments, as well as all foreign exchange differences ansing from the translation of the financial
statements of foreign operations. The foreign exchange differences also include the translation of the liabilities thalt hedge the
Company’s net investment in a foreign subsidiary, £12m has been reclassified frarn the hedging and translation reserve to the
income statement in the year ended 31 March 2022, relating to cumulative foreign exchange gains on disposal of the net investment
in a fereign subsidiary.

Revaluation reserve

The revatuation reserve relates to owner-cccupied properties and ivestments in joint ventures. £30m was transferred fram the
revaluation reserve to retained earnings in the year ended 31 March 2021, relating to the disposal of owner-occupied properlies.
There were no transiers for the year ended 31 March 2022.

Merger reserve
This comprises the premiurm on the share placing in March 2013. No share premium is recerded in the Company’s linancizl statements,
through the operation of the merger relief provisions of the Companies Act 2006.
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FINANCIAL STATEMENTS continued The British Land Company PLC 00521920

Notes to the Accounts continued

20 Share capital and reserves continued

At 31 March 2022, options over 1,450,784 ordinary shares were cutstanding under employee share oplion plans. The options had a
weighted sverage life of 2.7 years. Details of outstanding share options and shares awarded to employees including Executive Directors
are set out below and on the following page:

Exercise dates

A1 31 March . Vesled but Exarcised/ At 31 March Exercise
Date af grant 2021 Granted  not exercisad Vasted Lapsed 2022 price {pancel From To
Share options Sharesave Scheme
20.06.14 ’ 5.230 - - - 15,2300 - 608.00 010921 010322
21.06.17 13.049 - - - 12,362} 10,687 508.00 01.09.21 01.03.23
29.056.18 23,424 - - - [23,426) - 549.00 010921 01.03.22
29.06.18 23,003 - - - 11.639 21,342 54%.00 01.09.23  01.03.24
18.06.19 120,621 - - (1172 (18,187] 101,262 435.00 010922  01.03.23
18.06.19 19.580 - - [3,403} 17.239] 9.238 £35.00 01.09.26  01.03.25
07.07.20 449 065 - - (25591 (58,2911 408,218 336.00 014923 Q14324
07.07.20 350,147 - - [1.785)  {2£,106) 324,254 335.00 01.09.25 01.03.26
06.07.21 - 114 843 - - 1102111 104,432 £14.00 01.08.24 01.03.25
06.07.21 - 93,964 - - |7,100) 84,844 £14.00 01.09.26 01.03.27
1026119 208.607 - [8.619]1 [157,791) 1,066,316 )
Long Term Incentive Plan - options vested, not exercised
280611 791,304 - - - (791,304) - 575.00 280614 280621
19.12.11 47,509 - - - (47,509 - 4531.00 191214 191221
14.09.12 785,719 - - - |743.4%4) 42,225 538.00 140915 14.09.22
01242 33,095 - - - - 33095 563.00 Wazas 00272
05.08.13 108,588 - - - - 108588 401.00 050816 050822
05.12.13 114,618 - - - - 115,618 600.00 05.i2.16  05.12.23
1,882,833 - - - 11,582,307} 300,526
Long Term Incentive Plan - unvested options
25.06.18 83.942 - - - - 83,942 68220 25.06.21 250628
83,942 - - - - 83,942
Total 2,990,894 208,407 - (8.619) {1,740.098) 1,450,784
Weighted average exercise
price of options [pencel 495 414, - 385 540 430
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The British Land Corpany PLC 00621920

20 Share capital and reserves continued

AL 31 March Exercised/ - At 31 March a?;:ar:(p:;lz

Date af grant 204 franted Vesled Lapsed 2032 Ipence]  Vesting date
Performance Shares Long Term Incentive Flan

26.06.18 752344 - - 752,366 - £81.40 2506271
23.07.19 825295 3515 - - B28,810 535,60 23.07.22
220620 : 849,790 4,137 - - 853,927 408.90 22.06.23
22.06.21 - 888,644 - - 888,644 516,80 22.06.24
02.08.21 - 238,945 - - 238,945 519.60 02.08.24
01.09.21 - 41,294 - - 41,294 542.00 01.09.24
19.07.21 - 60,944 (60,9445 - - 48250 09021
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 - - 44,273 482.50  12.05.23
19.07.21 - 28,209 - - 28,209 48250 120524
19.07.2% - 9.403 - .- 2,403 48250 120525
19.07.2) - 6,057 14,015] [2.042) - 48250  21.05.22
19.07.21 - 124,948 - - 123,948 482.50 03.07.23
19.07.21 ' - 121,787 - - 121,787 482.50 02.08.24

2,427,651 1,601,171 184,959]  1754,408) 3,209,255

Restricted Share Plan

260608 - Tt T s 551,813 - (551,813 - - 681.40 2504621
12.06.19 739.300 - - [34,374) 704,926 53800 1905622
22.06.20 842,062 - - 151.242) 790,820 412,40 220623
22.06.21 947,935 [56.832) 891,103 515.80 2206.24

2133175 947935 (5518131 [142,448) 2,384,849

Total 4560626 2549106  [614,772] [896.854) 5,596,104
Weighted average price of shares [pence) 53 512 640 650 489

21 Segmentinformation

The Group allocates resources to investment and assel management according to the sectors it expects to perform over the medium
term. The Group previously reported under three operating segments, being Qffices, Retail and Canada Water. Fram 1 April 2021,

the Group changed its reporting, to report under two operating segments, Campuses and Retail & Fulfilment. The Campuses sector
includes the former segments of Offices and Canada Water in addition ta residential properties. These changes are in line with our
revised strategy and how Management naw reviews the performance of the business. Due to the changes in the segments, the
comparative figures have been restated in the below segmental disclosures.

The relevant gross rental income, net rental income, operating result and property assets, being the measures of segment revenue,
segrment result and segment assets used by the management of the business, are set out on the fallowing page. Management reviews
the performance of the business principatly on a proportionally 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
purpose of segment information is the Executive Committee.

Gross rental income is derived from the rental of buildings. Operating result is the net of net rental income, fee income and
adminisirative expenses. No customer exceeded 10% of the Group’s revenues in either year
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FINANCIAL STATEMENTS continued The British Land Company PLC 00421920

Notes to the Accounts continued

21 Segment information continued
Segment result

Campuses Retail & Fuliilment Unallocated Tatal
Restaied Restated Restated Restated
2022 3l 2022 221 2022 2021 w22 2021
£m £ m Em £m Em £m €m
Gross rental income
British Land Group 143 166 193 195 - - 33 36y
Share of joint ventures N 86 56 56 - - 147 142
Total 234 252 249 251 - - 483 503
Netrental income
British Land Group 117 139 - 174 124 - - 293 265
Share of joint venlures 77 - & 52 28 - - 129 97
Total 194 208 228 154 - - 422 362
Operating resutt
British Land Group 120 134 171 121 1601 [48) H 207
Share of joint ventures 73 69 51 28 (2i - 122 97
Tetal 193 203 222 149 162} (48} 351 304
Reconciliation ta Underlying Profit - zl::ar: m(zrr:
Operaling result 353 304
Nel financing costs [102) 1103)

Underlying Profit 251 201

Reconciliation to profit lloss) on ordinary activities before taxation

Underlying Profit 251 20N
Capitat and other 705 11,257}
Underlying Profit attributable to non-controlling interesls 2 3

Total profit [loss) on ordinary activities before 1axation 958 11,053

Reconciliation to Group revenue

Gross rental inceme per oparating segment resull 483 303
Less share of gross rental income of joint ventures : 14m 1142}
Plus share of gross rental income atiributable o non-controlting interests 2 16
Gross rental incame (Nate 3} 338 377
Trading property sales proceeds 9 -
Service charge income &2 &4
Management and performance fees (from joint ventures) 9 7
Other fees and commissions ) 21 20
Surrender premium payable 129) -
Revenue (consolidated income statement] 410 468

A reconciliation between net financing costs in the consclidated income statement and net tinancing costs of £102m (2020/21: £103m)
in the segmental disclosures above can be found within Table A in the supplementary disclosures. Of the total revenues above,
£nit 12020/2: £nit) was derived from ouiside the UK
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21 Segment information continued
Segment assets

Campuses Reiail & Fullilment Toial
Restated " Restated ‘Restated
2022 2021 2022 2021 2022 2021
&m Em €m £m £m £m
Property assats
Briush Land Group 4,150 4130 2,788 1988 6,938 6118
Share ol joini ventures 2,824 2,618 712 &04, 3,538 3,022
Total 6976 6.548 3,500 2,592 10,476 9140
Reconciliation to net assets
. 022 2021
British Land Group Em Em
Property assets 10,476 9.140
Other non-currenk assets 59 51
Non-current assets ) 10,545 9,191
Other net current liabitities {318] (2031
Adiusted nel debt {3.458) (2.938)
Other non-current liabilities - -
EPRA NTA Idiluted) 8,771 6,050
Naon-controlling interests 15 59
EPRA adjustments - 1831 - i12¢)
Met assets 6,733 5983

22 Capital commitments

The aggregate capital commitments to purchase, construct or develop investment property. for repairs, maintenance or enhancements,
or for the purchase of investments which are contracted for but not provided, are set out below:

2022 20zt

. Em Em

British Land and subsidiaries 222 282
Share of joint ventures 332 51
554 333

As part of the Group’s 2030 Sustainability Visian published in 2020, the Group committed to a target of net zero carbon emissions by
2030, through offseiting any remaining emissions which have not been mitigated from that date. As part of this, the Group anneunced
a transition vehicle, funded at a rate of £60 per tonne of embaodied carbon generated through its developmant programme. In relation
to the 1ransition vehicle commitment, as at 31 March 2022, the Group has committed to spend £15m (31 March 2021: £9ml on carbon
mitigation activities on its standing partfolio.

23 Related party transactions

Details of transactions with joint ventures are given in Notes 3, 6 and 11. Ouring the year the Group recognised jeint venture
management fees of £9m [2020/21: £7m). Directors are the key managsmant personnel and have the authority and responsibility for
planning, directing and controlling the activities of the entity. Details of Directors’ remuneration are gwven in the Remunersation Report
on pages 127-153. Details of transactions with The British Land Group of Companies Pension Scheme, and other smaller pension
schemes, are given in Note 9.

24 Contingent Liahilities

Graup and joint ventures

The Group and joint veniures have contingent liabilities in respect of legal claims, guarantees and warranties arising in the ordinary
course of business. It is not anticipated that any material Labilities 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 2023, 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 £38m. Whilsl the transaction was completed on 5 July 2021, the Group obtained the risks and rewards of
ownership of the 21.9% of Hercules Unit Trust on ) April 2021 and therefore the change in ownership percentage and resulling non-
controlling interests were reflected at this date in the financial statements. The book value of the net assets purchased at 1 Aprit 2021
was £40m and conseguenily £40m has heen transferred from non-controlling interests to shareholders equity.

As a resull, the remaining non-controlling interests in Group subsidiaries. retating to 12.5% of Speke Unit Trust, is no longer material to
the Group and therefore no further disclosure is included with respect to the ongoing non-contrelling interests, with the comparative
information below settmg qut the summarised financiat information far the consalidated resulls of the Herautes Unit Trust. The
informatian below is the amount before intercornpany eliminations.

Summarised income statement for the year ended 31 March
Harcutes Unit Trust

022 2025

£m £m

Loss an ordinary activities after taxation - 1214l
Altributable to non-controlling interests - 52|
Attributable to the shareholders of the Company - 1162]

Summarised balance sheet as at 31 March
Heroules Unit Trusy

2022 20
Em £m
Tolal assets [ - .. —— — . - . [y S
Total liabilties - {407
Net assets . - 225
Naon-controlling inlerests - {59]
Equity attributable to shareholders of the Company - 186

Summarised cash flows
Hereulys Linit Trust
2022 7621

£m fm
Net increase in cash and cash equivalents - 1a
Cash and cash equivatents at 1 Aprit - 29
Cash and cash equivalents at 31 March - 39

26 Subsequent events

In Aprit 2022, past year end, the Group exchanged contracts on the sale of a 75% inierest in the majority of the Paddington Central
campus to GIT, forming a new joint venture with an ownership split 75:25 for GIC and British Land, respactively. Campletion is
unconditional and will occur within three months 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 se.

On comptelion, two invesiment properties on the campus, 3 Kingdom Stireel and % Kingdam Street, will remain outside the joint venture
but will ba subiject to two different option agreements.

Firstly, upon completion the join! venture will be granted an uncendilional egtion to acquire 3 Kingdom Street at the prevailing market
rate, which expires five years from the compietion date.

A second unconditional option to acquire the 5 Kingdom Street development site will also be granted on comnpletion, via a separate 50:50
joint venture with GIC, for a consideration of £68.5m, which expires six months frem the completion daie. This amaount mcludes elements
of continger consideration and so the expected gain or loss on sale is subject to future events.
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27 Audit exemptiens taken for subsidiaries

The British Land Company PLC 00621920

The following subsidiaries are exempt from the requirements of the Companies Act 2006 relating to the audit of individual accounts by

virtue of Section 479A of that Act.

Camganites House

Name reg number

17-19 Bedford Street Limited 0739897

18-20 Craven Hill Gardens Limited 07667839

20 Brock Street Limited 07401497

Adamant investment Corporation Limited 00225149
B.L. Holdings Limited 00006529

Bayeast Property Co Limited 00635800
BF Propco | No 1) Limited 05270158
BF Propce | No 19] Limited 09270113
BF Propco | Mo 3 | Limited 05270196
BF Prapco | No 4] Limited 05270137
BF Propco | No § | Limited 05270219
BF Properties [Ne 5] Limited 05270039
BL Aldgate Davelopment Limited 05070544
BL Bluebution 2014 Limited 09048771

BL Broadgate Fragment 1 Limited 09400407
Bl Broadgate Fragment 2 Limited 09400543

BL Broadgate Fragment 3 Limited 09400411

BL Broadgate Fragment 4 Limited 09400409
BL Broadgate Fragment § Limited 07400413
BL Broadgate Fragment é Limited 09600414
BL. Chess Limited 08548359
BL City Offices Holding Company Limited 06002147
BL Oepartment Stores Holding Company Limited 05002135
B Eden Walk Limited 10620935
BL Eurepean Holdings Limited 03044033
BL Euston Tower Holding Company Limited 11612398
BL Goodman (LP) Limiteg 05056902
BI.HC PH CRG LLP 0C338244
BLHC PHLLP 0C317199
BL HC Property Holdings Limited 04894046
BL High Street and Shopping Centres Holding Limited 04002148
BL Haldings 200 Lirmnited 07353%46
BL Innovation Properties 2 Limited 05070554
BL innovation Properties Limited 12293278
BL Intermediate Helding Company 2 Limited 12462158
BL Logistics Investment 3 Limited 05189348
BL Newport Limited 04967720
BL Qifice [Non-Cityl Holding Coempany Limited 06002133
BL Office Helding Company Limited 05995028
BL Dsnaburgh St Residential Limited 04874523
BL Paddington Hotding Campany 2 Limited 11863746

BL Paddington Property 3 Limited 11863747

BL Piccadilly Residential Limited 08707494

BL Residual Holding Company Limited 05995030
BL Retail Helding Company Limited 05995033
BL Retail Indirect investments Limited 12288466

BL Retail Properties 2 Limited 13349753

BL Retail Properties 3 Limited 04859974

BL Retail Property Holdings Limited 13215871

BL Retall Warehousing Hetding Company Limited 06002154
BL Shoreditch Devetopment Lirnited 05326470
BL Universal Limited 00324647
BL Woest End Investments Limited 07793483

e P

Campganies Hause

Name reg number
8L Whiteley Limited 11253224
8L Whiteley Retail Limited 11254281
BLO{A} | imited 00467242
81D Fbury Gate) Limited 03863852
BLD 15J) Investments Limited 044684750
BLD ISJ] Limited 02924321
BL.SSP [PHC 5] Limiteg 04104061
BLU Properity Mznagemeant Limited 01020347
BLU Securities Limited 03323061
British Land | foint Ventures) Limited 04482740
British Land City Offices Limited 039440469
British Land Department Stares Limited 05312262
British Land Developments Limited D0490611
British Land Fund Management Limited 04450724
Brilish Land Hercules Limited 02783381
British Land In Town Retail Limited (3325068
British Land Industrial Limited 00543370
British Land Investment Management Limited 04088640 -
British Land Offices [Nan-City} Limited (2740378
British Land Offices Limited 02725154
British Land Property Advisers Limied 02793828
British Land Superstores INon Securitised| 06514283
Number 2 Limited

Broadgate [PHC 8] Limited 03707220
Broadgate City Limited 01765078
Broadgate Square Limited 01797326
BVP Developments Limited 03534586
Canada Water Offices Limited 10182462
Cavendish Geared Limited 02779045
Clarges Estate Property Management Co Limited 08418875
Comgenic Limited 04425658
Derby Investrnent Holdings Limited 00040492
Drake Circus Leisure Limited 09190208
Four Broadgate Limited 01881434
Hempel Hotels Limited 02728455
Insistmetal 2 Limited 04181514
Linestair Linited 05656174
Meadowbank Retail Park Edinburgh Limited 05489809
Meadowhall Centre {1999} Limited 02261117
Mezdowhall Centre Limited 03918066
Maorage |Property Developments| Limiteg 01185513
Osnaburgh Street Limited 05885735
Paddington Central !l IGP) Limited 05092409
PC Canal Limited 09712919
Pillar Projects Uimited 02444288
Pillar Property Graup Lirmted 02570618
Plyrouth Retail Limited 10348557
Project Sunrise Properties Limited 02043282
Rebeline Limited 03702408
Regent's Place Holding 2 Limited 11864207
Regents Place Management Company Limited 07136724
Regents Place Residential Limited 11241444
Shopping Cenlres Limited 02230056
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Notes to the Accounts continued

27 Audit exemptions taken for subsidiaries continued
Larvpanies House

Name reg nuinber
Shoradiich Support Limited 02360815
Six Broadgale Limited 61881641
Surrey Quays Limited 052942463
TBL iLisnagelvin| Limited 03853983
TBL IMaidstone) Limited 03854615
TBL Properties Limited 03863190
Teesside Leisure Park Limited 02572134
Topside Streei Limtted 11253428
Unien Property Holdings {London) Limited 00423829
United Kingdom Property Company Limited 00266486
vintners' Place Limited . 02149495
Wardrobe Holdings Limited 04047158

The fellowing partnerships are exempt from the requirements to prepare, publish and have audited individual accounts by virtue
of requlation 7 of The Partnerships [Accounts| Requlations 2008. The results of these partnerships are consolidated within these
Group accounts.

Name Name

BL Chess No. 1 Limited Partnership Paddington Central | LP

BL Lancaster Limited Partnership Paddinglon Central Il LP

BL Shoreditch Limited-Partnership = -— ~-~- = - --= -- ~~Paddington Kiosk LP

BL West End Offrces LP Power Court Luten Limited Partnership
Hereford Shopping Centre Limited Partnership The Aldgate Place Limited Partnership
Paddington Block A LP The Hercules Property Limited Partnership
Paddington Block B LP
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The British Land Company PLC 00621920

Company Balance Sheet

As at 31 March 2022

2022 2021
Note £m Em

Fixed assets
investments and toans to subsidiaries 0 33,140 33.142
Investments in jeinl venlures 0] 116 104
Qther investments 0] 34 41
Interest rale and currency derivalive assets E 26 135

33,3856 33,424

Current assets
Debtors G 12 5
Cash and short term deposits E 29 B9
a1 24
Current liabilities
Short term borrowings and overdrafis E (200 [141]
Creditors H 185) (701
Amounts due te subsidiaries (26,513)  [27.378]
[26,5618) {27,607
Net current liabilities . (265770  [27,513]
Total assets fess current Lliabilities 4,809 551
Non-current liabilities
Debentures and loans E {2,249 i1,8%1]
Lease liabilities {25 (231
Interest rate and currency derivative babilities E {96) 1128
[2,370) 12.044]
Nat assets 4,439 3.867
Equity
Called up share capital [ 234 234
Share premium ’ 1,307 1.307
Other reserves 15} (51
Merger reserve 213 213
Retained earnings 2,690 2.1i8
Total equity 4,439 3.867

The profit after taxation for the year ended 31 March 2022 for the Company was £726m {year ended 31 March 2022: £113m tossl.

Tim Score Bhavesh Mistry
Chairman Chief Financial Officer

The financia! statements on pages 221-232 were approved by the Board of Directors and signed on its behalf on 17 May 2022

Company number 621920.
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FINANCIAL STATEMENTS continved The British Land Company PLC 00621920

Company Statement of Changes in Equity

For the year ended 31 March 2022

Share Share QOther Merger Profit and |oss Total

<agital Qramium reserves ceserve accaunt =quity

£m €m im Em £m m

Balance at 1 Aprit 2021 234 1,307 |5} 213 2,118 3,867
Dividend paid - - - - 1157) 1157
Fair value of share and share option awards - - - - 3 1
Profit for the year afler taxation - - - - 726 725
Balance at 31 March 2022 234 1,307 {5} 213 2,690 4,439
Balance at 1 April 2020 234 1307 {51 213 2319 4,068
Dividend paid - - - - 178 178]
Fair value of share and share option awards - ~ - - 3 3
Net actuarial loss an pension schemes - - - - {13 {13}
Loss for the year after taxatien - - - - 1113l {13l
Balance at 31 March 2021 234 1,307 {5) 213 2,118 3,867

The vatue of distributable reserves within the profit and toss account is £1,399m 2020/21: £818m) lunaudited]. An explanation of how
distributable reserves are determined, and any limitations, is set out on page 223 of Noie A, within the Distributable reserves section.
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The British Land Company PLC 00621920

Notes to the Accounts

(Al Accounting policies :
The financial staternenis for the year ended 31 March 2022 have been prepared on the historical cost basis, except for the revaluation
of derivatives which are measured at fair value. These financial staternents have been prepared in accordance with the Cempanies Act
2006 as applicable to companies using Financial Reparting Standard 101 Reduced Disclosure Framework [[FRS 1017).

The financial statements apply the recognition, measurement and presentation requirements of international accounting standards in
confarmity with the requirements of the Companies Act 2006, but make amendments where necessaryin order to comply with the Act -
and take advantage of the FRS 101 exeinptions. Inctances in which advantages of the FRS 101 disclosure exemptions have been taken
are set out below.

The Company has taken advantage of the exemplion under 5.408 Companies Act 2004, to prepare an md:wdual profit and loss account
where Group accounts are prepared.

The Company has taken advantage of the following disclosure exemptions under FRS 101:

lal the requirements of LAS 1 to pravide a balance sheel at the beginning of the period in the event of a prior peried adjustrment
[bl the requirements of 1AS 1 ta provide a statement of cash flows for the period

le] the requirements of 1AS 1 le previde a staternent of campliance with IFRS

id

le

the requirements of IAS 1 to disclose information on the management of capital

the requirements of paragraphs 30 and 31 of 1AS 8 "Accounling Policies, Changes in A:counlmg Estimates and Errars ta disclase
new IFRSs that have been issued but are not yal effective

[l the requirements in IAS 24 Related Party Disclosures to disclose related party transactions entered into between two or more
members of a group, provided that any subsidiary which is a party to the transaction is wholly ewned by such a member

[g] the requirements of paragraph 17 of IAS 24 ‘Related Party Disclosures’ to disclose key management personnel compensation
[hl the requirements of IFRS 7 to disclose financial instruments

(il the requirements of paragraphs 91-99 of IFRS 13 'Fair Value Measurement’ to disclose mformation of fair value valuation techniques
and inputs

New standards effective for the current accounting periad da not have a material impact an the financial statements of the Company.
The accounting policies used are otherwise consistent with those contained in the Company’s financial staternents for the year ended
31 March 2022.
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FINANCIAL STATEMENTS continued e British Long Campany FLE 00621920

Notes to the Accounts continued

{A} Accounting policies continued

Going concern

The financial statements are prepared on a going concern basis. The batance sheat shows that the Company is in & net current liabitity
position. This results from toans due 1o subsidiaries of £26,513m which are repaysble on demand and theretore classified as carrent
liabilities. These liabilities are not due to external caunterparties and there is no expectalion or intention that these ivans will be repaid
within the next 12 months. The net current liability pesition also results from the £20m of facilities that are reaching maturity within the
next 12 months. The Company has access 1o £3.3bn of undrawn facilities and cash, which provides the Directors with comfort that the
Company will be able to meet these current liabilities as they fall due. As a consequence of this, the Directors feel that the Company is
well placed to manage iis business risks successfully despite the current economic climate. Accordingly, they believe the going concern
basis is an appropriate one. See the full assessment of preparation on a going concern basis in the corporate governance section on
page 109 '

{rwvestments and lpans
Investmenis in and loans to subsidiaries and joint ventures are stated al cost {ess any impairment. Impairment of loans is calculated in
accordance with IFRS 9. impairment of investiments is calculated in accordance with 1AS 34, Further detail is provided below.

Critical accounting judgements and key sources of estimation uncertainty

The key source of estimation uncertainty relates to the Company's investments in and loans to subsidiaries and joint ventures, tn
estimating the reguirement for impairment of investments. management make assumptions and judgements on the value of these
investments using inherently subjective underlying asset valuations, supported by independent valuers with reference to investment
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 Nate 10 of the consolidated financial statements.

tn sccordance with IFRS 9, managernent has assessed the recoverability of amounts due to the Cornpany from its subsidiaries and _ .
joint ventures. Arnounts due fo the Company from subsidianies and joint ventures are recovered through the sale of properties and
investments held by subsidiaries and joini ventures and through settling financiat assels, net of financiat liabilities, that the subsidiaries
and joint ventures hold with counterparties other than the Company. This is essentially equal to the net asset value of the subsidiary or
joint veniure and therefare the net asset value of the subsidiary or joint venture is considered to be a reasonable approximation of the
available assets that could be realised to recover the amounts due and the requirernent ta recegnise expected credit losses. As 2 resuli,
the expected credit loss is considered to be equal to the excess of the Company’s interest in a subsidiary or joint venture in excess of the
subsidiary or joint venture's fair value,

At 31 March 2022, the Comipany has recognised a £167mimparrment ceversal [2020/21. €1,123m impairment] in the Company's financial
statemnents, in relation to investment in joint ventures and subsidianes and intercampany teans. The impairmani reversal acises
predominanily as a result of the increase in the value of the investment property hetd by each subsidiary and joint venture,

The Directors do not consider there to be any critical accounting judgaments in the preparation of the Company's financial statements

Distributable reserves

Included in the retained earnings the Company bad distributable reserves of €1,399m as at 31 Macch 2022 (2020/21: £818m] {unaudited].
When making a distribution to sharehglders, the Directors determine prafits available for distribution by reference to "Guidance on
realised and distributable profits under the Companies Act 2004” issued by the Institute of Chartered Accountants in England and
Wales and the Institute of Chartered Accountants of Scotland wn April 2017,

The profits of the Company have bean received predominantly in the form of interest income, gains on disposal of investrnents,
management and administration fee income and dvidends from subsidiaries. The availability of distributable reserves in the Company

is dependent on those didends meeting the definition of qualifying consideration within the guidance and on avaitable cash resources of
the Group and other accessible sources of funds. Additionally, the Cornpany does not recognise internally generated gains in the current
and prior years from intra-Group sales of investments or investment properties as distribulable untit they are realised, usually through
onward sale to external third parties. The distributable reserves are therefore subject to any future restrictions or limitations at the

time such distribution 1s made.

1B} Dividends .
Detaits of dividends paid and proposed are included in Note 19 of the consolidated financial statements.

(C] Employee inforemation

Employee costs include wages and salaries of £38m (2020/21: £35m, sacial security costs of £6m (2020/21: £5ml and pension costs of
£6m 12020/21: £1m). Details of the Executive Directors’ remuneration are disclosed in the Remuneration Report on pages 127-153.
Details of the number of emplcyees of the Company are disclosed in Note B of the consclidated financial siatements.

Audit fees in relation to the parent Campany enly were £0.5m [2020/21: £0.5m).
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(D] Investments in subsidiaries and jeint ventures, loans to subsidiaries and other investments

The British Land Campany PLC 00621920

Shares in Loans to Tovestmenls in Other

subsidiaries  subsidiaries jointveniures  investments Totat

£m Em £m £m £m

At 1 April 2021 18,822 14,320 106 41 33,289
Additions 480 2.009 32 ? 2,523
Disposals : - (2.680] - (31 {2,683
Amortisation - - - 1] (6]
[Provision for) reversat of impairment {321 221 (22) - 167
As at 31 March 2022 19.270 13,870 116 34 33,290

The histerical cost of shares in subsidiaries is £19.570m (2020421 £1%.090em). The historical cost of investments i joint ventures is
EA71m [2020/21: £439m] net of provision for impairment of £356m [2020/21: £333m) and includes £116m 12020/21: £106m] of loans to
joint ventures by the Company. Results of the joint ventures are set cut in Note 11 of the consclidated financial staternents. The histerical

cost of other investments is £71m (2020/21; £71m}.
E) Netdebt

2022 202!
£m fm
Secured on the assets of the Company -
5.264% First Mortgage Debenture Bonds 2035 347 361
5.0055% First Martgage Amaertising Debentures 2035 88 89
5.357% First Mortgage Debenture Bonds 2028 227 241
662 &91
Unsecured - - - B
4.635% Senior US Dollar Notes 2021 - 157
4.766% Senior US Dollar Notes 2023 101 162
5.003% Senior US Doltar Noles 2026} &6 67
3.81% Senior Notes 2024 102 131
3.97% Senior Notes 2024 103 112
2.375% Sterling Unsecured Bond 2029 298 298
*4.16% Senior US Dollar Notes 2025 77 77
2.47% Senior Notes 2025 37 7
2. 75% Senior Notes 2026 37 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 102
Facilities and overdrafts 504 181
1,607 1,361
Gross debt 2,289 2,052
Interest rate and currency derivative liabilities 9% 128
Interest rate and currency derivalive assets {94) 11351
Cash and short term deposits {29} 1891
Net debt 2,240 1,956
1. Principal and intereslt an these borrewings were fully hedged into Sterling at a floating rate al the time of issue.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

{E] Net debt continued

The British Land Company PLC 00621920

Maturity analysis of net debt

2022 2021

£m Em

Repayatle within one year and on demand 20 181

belween: one and two years - 0m -

two and five years 854 657

five and ten years 459 738

ten and fifteen years 485 496

fifteen and twenty years 150 -

2,245 1891

Grass debt 2,269 2,052
Interest rate and currency derivatives - [7)
Cash and short term deposits 129) 189)
Netdebt 2,240 1.956

[F] Pension

The British Land Group of Companies Pension Scheme and the Defined Contribution Pension Scheme are the principal pension

schemes of the Company and details are set out in Note ? of the censolidated financial staterents.

{G] Qebtors

022 024

£€m - Lm

Trade and other deblors 5 2
Prepayments and accrued income 1 3
Corpoeraiion tax 5 -
12 5

Trade and other debtors are shown after deducting a pravision tor impairment against tenant debtors of £2m [2020/21: £2m). The
provision for irpairment is calculated as an expected credit loss on trade and other debtors in accordance with IFRS 9.

{H} Creditors

02 12

£m Em

Trade craditors 20 15
Corporation tax - 3
Other taxation and social security 23 15
Accruals and deferred income A2 37
85 70

i} Share capital

Ordinary shares

£ af 25p each

ssued, called and fully paid
AL Aprit 2021 234 937,981,992
Share issues - 122,441
At 31 March 2022 234 938,109,433
Gredinary shares
Er ol 25p each

Issued, called and fully paid
AL T April 2020 234 937.938.057
Share issues - 43,899
At 31 March 2021 234 937,981,992
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[J] Contingent liabilities, capital commitments and related
party transactions

The Company has contingant Lizbilities in respect of legal claims,

guarantees and warranties arising in the ordinary course of
business. It 1s not anticipated that any material liabilities will
arise from the contingent liakilities.

At 31 March 2022, the Company has £nil of capital commitments
[2020/21: €nil].

Related party transactions are the same for the Company as
for the Group. For delails refer to Nate 23 of the consolidated
financial statements.

The British Land Company PLC 00621920

(K] Disclosures relating to subsidiary undertakings

The Company's subsidiaries and other related undertakings at
31 March 2022 are listed on the next page. All Group enbities are
tncluded in the consolidated financial results.

Unless otherwise staled, the Company holds 100% of the vating
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, associates and joint ventures. Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of each of the companies, where applicable,
comprises ordinary shares unless otherwise stated.

The Company holds the majority of its assets in UK campanies,
although same are held in overseas companies. In recent years
we have reduced the number of overseas campanies in the Group.

Unless noted ctherwise as per the following key, the registared
address of each company is York Housae, 45 Seymaur Street,
London W1H 7LX.

1. 47 Esplanade, St Helier, Jersey JEY DBD.

2. 44 Esplanade, 5t Helier. Jersey JE' 0BD.

3. 540 Herengracht. 1017CG. Amsterdam, Netherlands.
4. St Helen's, | Undershak, London EC3P 300.

* Companies with an active proposal ta be struck off the register.

»Since 31 March 2022 British Land has announced the uncenditional gxchange on the
sale of a 75% interest in the majority ol our Paddington Central assets. The companies
involved will be classilied as jaint venture carnpanies due to the management control
provisions in place,
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FINANCIAL STATEMENTS continued The British Land Company PLC 00421920

Notes to the Accounts continued

[KI Disclosures relating ta subsidiary undertakings continued

Direct holdings Indirect holdings
UfOverseas Tan UkQverseas Tax

Company Name Resident Status Company Name Regdani Slatus
8L Bluebution 2014 tirmited UK Tax Resident 1 & & & 7 Triton Limiled UK Tax Resident
BL Davidson Limited UK Tax Resident 10 Brack Sireet Limited UK Tax Resident
BL European Fund Management LLP UK Tax Restdent 10 Tritan Street Limited UK Tax Resident
8t Guaranteeco Limuad UK Tax Resident  17-19 Bedford Streel Limited UK Tax Resident
BL intermediate Holding Company Lirnited UK Tax Resident  18-20 Craven Hill Gardens Limited UK Tax Resident
BL Intermediate Holding Company 2 Limited UK Tax Resident 20 Brock Streat Limited UK Tax Restdent
BL Shoreditch Development Limited UK Tax Restdent 20 Triton Street Limited UK Tax Resident
BLSSP {Funding] Limited UK Tax Resident 338 Euston Road Limited UK Tax Resident
Bluebution Property Management UK Limited UK Tax Resident 390 Euston Road Limited UK Tax Resident
50% interesi) 3% Victoria Streel Limited UK Tax Resident
Boldswitch [No 1) Lirmnited UK Tax Resident  Adamant Investment Corporation Limited UK Tax Resident
Boldswitch Limited UK Tax Resident  Aldgate Place IGP] Limited UK Tax Resident
British Land City UK Tax Resident  Aldgate Land One Limited " UK Tax Resident
British Land City 2005 Limited UK Tax Resident  Aldgate band Two Limited UK Tax Resident
British Land Company Secretarial Limited UK Tax Resident  Aparipower Limited UK Tax Resident
British Land Properties Limited UK Tax Residenl  Ashband Lirnited UK Tax Resident
British Land Real Estate Limited - UK Tax Resident  B.L. Holdings Limited UK Tax Resident
British Land Securities Limited UK Tax Resident  B.L.CT. (12697) Limited {Jerseyl UK Tax Resident
Broadgate [Funding) PLC. UK Tax Resident  Barnclass Limited . . . R . UK Tax Resident

Broadgate Estates Insurance Mediation
Services Limited

UK Tax Resident

Barndrill Limited
Bayeast Property Co Limited

UK Tax Resident
UK Tax Resident

Hyfleat Limited UK Tax Resident  BF Prapco [No 1 Limited* UK Tax Resident
Kingsmere Productians Limited UK Tax Resident  BF Propca (No 19) Limited* UK Tax Resident
Linestair Limited UK Tax Resident  BF Propco [N 3] Limited UK Tax Resident
Londen and Henley Haldings Limited UK Tax Resident  BF Propca [No 4] Limited™ UK Tax Resident
tMeadowhall Pensions Scheme Trustes Limited UK Tax Resident  8F Propca [No 5 Limiled UK Tax Resident
MSLT Properiy Intermadiate Holdings Limited UK Tax Resident  BF Properties {No 4} Limited UK Tax Resident
150% interest) BF Properties {No 9] Limited UK Tax Resident
Regis Property Holdings Limited UK TaxResident  Birstall Co-Ownership Trust [Member interest) UK Tax Resident
The Brilish Land Corporation Limited UK TaxResident  [41.25% interesti
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BL 5KS Holdings Limited UK Tax Resident
BL 1SP) Cannon Sireet Limited UK Tax Resident
BL Aldgate Development Limited UK Tax Resident
BL Aldgate Investment Limited UK Tax Resident
BL Bradford Forster Limited UK Tax Resident
BL Broadgate Fragment 1 Lirnited UK Tax Resident
BL Broadgate Fragment 2 Limired UX Tax Resident
BL Broadgate Fragment 3 Limited UK Tax Resident
BL Broadgate Fragment 4 Limited UK Tax Residert
BL Broadgate Fragment 5 Limited UK Tax Residert
BL Broadgate Fragment é Limited UK Tax Resident

BL Broadway Investment Limited
Bt Chess Limited

Bl City Offices Holding Company Linuted
BL CW Upper GP Company Limited
[50% interest]

BL CW Upper Limited Partnership
[Partnership interest] (30% interest|
BL Deparimert Siores Hotding
Company Limited

BL Ooncaster Whealtley Limited

BL Drummaond Propecties Limited
Bt Ealing Limited

BL Eating Holding Company Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UX Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant

UK Tox Residert
UK Tax Resident



The British Land Company PLC 08521920

Company Name

UK/Querseas Tax
Resideni Status

Campany Name

UX/Qverseas Tax
Rasidenl 5talus

BL Ecen Walk Limited

BL European Holdings Limited

Bt Euston Tower Holding Company Limited
BL Fixed Uplift Fund Limited Partnership
[Partnership interest]

BL Fixed Uplift General Partner Limited
BL Fixed Uplft Nominee 1 Limited

BL Fixed Uplift Nominee 2 Limited

BL Geadman |General Partner) Limited
(50% interest)

BL Goodman Limited Partnership

(50% interest) :

BL Gooedran [LP] Limited

BL HB Investments Limited

BL HC [DSCHI Limitad

BL HC [DSCLIE Limited

BL HC Dollview Limited

Bt HC Hampshire PH LLP [Member interest]
BL HC Health And Fitness Holdings Limited
BL HC lnvic Leisure Limited

BL HC PH CRG LLP [Member interest)

BL HC PH LLP [Member interest)

BL HC PH Na 1 LLP [Member interesil

BL HC PH No 2 LLP [Member interesil

BL HC PH No 3LLP [Member interestl

BL HC Property Holdings Limited

BL Health Clubs PH Na 1 Limited

BL Health Clubs PH No 2 Limited

BL High Street and Shopping Centres Helding
Company Lumited

BL Holdirgs 2010 Limited

BL Lancaster Investments Limited

BL Lancaster Limited Partnership
[Partnership interest)

BL Leisure and Industriat Holding
Company Limited

BL Logistics Investment Limited

BL Logishcs Investment 2 Limited

BL Logistics Investment 3 Limited

BL Meadowhall Holdings Limited

BL Meadowhall Limited

BL Newport Limited

BL Office Properties 1 Limited

BL Office Properties 2 Limited

BL Offices GP Limited

BL Office [Nen-City] Holding Cornpany Lirmited
BL Office Holding Company Limited

8L Osnaburgh St Residential Lid

BL Paddington Hotding Company 1 Limited
BL Paddington Heiding Company 2 Limited
BL Paddington Property ! Limited

BL Paddington Property Z Limited

BL Paddington Property 3 Limited

BL Paddington Property 4 Limited

BL Piccadilly Residential Limited

BL Residual Holding Cempany Limited

BL Retail Holding Company Limited

BL Retail Indirect Investments 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 Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax 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
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

BL Retal investment Holdings Limited
BL Retall Properties Limited

BL Retail Properties 2 Limited

BL Retail Properties 3 Limited

BL Retail Progerty Holdings Limited

Bl Retail Warehausing Holding
Comgany Limited

BL Sainsbury Superstores Limited

{50% interest)

BL Shoreditch General Partner Limited
BL Shoreditch Limited Partnership
[Partnership interest

BL Shoreditch No. 1 Limited

BL Shoreditch Na. 2 Limiteg

BL Superstores Holding Company Limited
8L Triton Building Residential Limited
BL Tunbridge Wells Limited

BL Unitholder No. 1 [J] Limited [Jersey]’

8L Unithelder No. 2 [J] Limited [fersey]’

BL Universal Limited

BL West [Watling Housef Limiled

BL West £End Investments Limited

BL West End QHices Limited Partnership
BL West End Offices Limited [25% interest|
BL Whiteley Limited

BL Whiteley Retail Limited

BL Waoelwich Limited

BL Woelwich Nominee 1 Limitad

BL Woolwich Nominee 2 Limited
Blackglen Limited*

Blackwall (1)

Blaxmill ITwenty-ninej Limited

BLD (Al Limited

BLD [Ebury Gatel Limited

BLD[SJ] Investments Limited*

BLD [SJ] Limited

BLD Properties Limited*®

BLD Property Holdings Limitad

BLSSP [PHC 5 Limited

BLU Estates Limited

BLU Property Management Limited

BLU Securities Limited

British Land Joint Ventures) Limiled
British Land Acquisitions Lirmited

British Land Aqua Partnership (2 Limiled
British Land Agua Partnership Limited
British Land City Offices Limited

British Land Construction Limited
British Land Departmaent Stores Limited
British Land Developments Limited*
British Land Fund Management Limited
British Land Hercules Limited

British Land In Town Retail Limited
British Land Industrial Limited

British Land Investment Management Limited
British Land Offices [Nen-City] 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
Qverseas Tax
Resident
QOverseas Tax
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 Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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FINANCIAL STATEMENTS continued The British Land Company PLC 00621920

Notes to the Accounts continued

Company Name

UKfQuarseas Tax
Resident Stalus

Company Name

Ydfvarsags Tax
Resident Status

British Land Offices [Non-Cityl No. 2 Limited UK Tax Resident  Four Broadgate Limited* UK Tax Resident
British Land Offices Limited UK TaxResident  FRP Group Limited UK Tax Resident
Brivsh Land Offices No.3 Limited UK Tax Residert  Garamead Praperties Limited UK Tax Resident
British Land Property Advigers Limited UK Tax Resident  Gibraltar General Partner Limiteg UK Tax Resident
British Land Property Management Limited UK Tax Resident  [50% interest}
Broadgate (PHC 8] Lirnited* UK Tax Resident  Gibraltar Nominees Limited (50% interest] UK Tax Resident
Broadgate Adjoining Properties Limited UK Tax Resident  Giltbrook Retarnt Park Noitingham Limited UK Tax Resident
Broadgate City Limited UK Tax Resident  Glenway Limited UK Tax Resident
Broadgate Court Investiments Limited UK Tax Resident  Hempel Holdings Limited UK Tax Resident
Broadgate Estates Limited U¥ Tax Resident  Hempel Motels Limited UK Tax Resident
Broadgate Estates People Managernent Limited UK Tax Resident  Hercutes Property UK Holdings Limited UK Tax Resident
Braadgate Investment Holdings Limited UK Tax Residert  Harcules Praperty UK Limited UK Tax Resident
Broadgate Properties Limited UK Tax Resident  Hercules Unil Trust [Jerseyl IUnits]' Overseas Tax
Broadgate REIT Lirnited 150% interest)? UK Tax Resident Resident
Broadgate Square Limited* UK Tax Resident  Hereford Otd Market Limred UK Tax Resident
Braughton Retail Park Limited [ Jersey)' Overseas Tax  Hereford Shepping Centre GP Limited UK Tax Resident
Resident  Herelord Shopping Centre Limited Partnership UK Tax Resident
Broughton Unit Trust {units] Qverseas Tax  HUT Invesirnents Limited [Jersey)t Overseas Tax
Resident Resident
Brunswick Park Limited UK Tax Resident  iIndustrial Reat Estate Limited UK Tax Resident
BVP Developments Limited UK Tax Resident | Insistmetal 2 Limited . UK Tax Resident
Canada wWater Officas Limited UK Tax Resident  Ivorydell Limited UK Tax Resident
Casegood Enterprises UK Tax Resident  Ivorydell Subsidiary Limited UK Tax Rasident
Caseplane Limited UK Tax Resident  Jetbloorn Limited UK Tax Resident
Cavendish Geared i Limited Uk Tax Resident  Lancaster (General Partner Limited UK Tax Resident
Cavendish Geared Limited UK Tax Resident  London and Henley {UK] Limited UK Tax Resident
Cheshine Properties Limited UK Tax Resident  Lendon and Henley Limited UK Tax Resident
Chester Limited' UK TaxResident  Lonebridge UK Limited UK Tax Resident
Chrisilu Nominees Limired UK TaxResident  Longford Street Residential Limited UK Tax Resident
City of London Office Unit Trust [Jerseyl [Units} Overseas Tax  Ludgate Investment Holdings Limited UK Tax Resident
i35.94% interest) Resident  Ludgate West Limited UK Tax Resident
City Residential Holdings Limitad UK Tax Resident  Mayfair Properties UK Tax Resident
Clarges Estate Property Management Co UK Tax Resident  Mayitower Retail Park Basildon Limited UK Tax Residert
Limited Meadowbank Retail Pack Edinburgh Limited” UK Tax Resident
Comgenic Limited UK Tax Resident  Meadowhall Centre 19991 Limited UK Tax Resident
Carnish Residential Properties Trading Limited UK TaxResident  Meadowhall Centre Limited UK Tax Resident
Crescent West Properties UK Tax Resident  Meadowhall Centre Pension Scheme UK Tax Resident
Deepdale Co-Ownership Trust [50% interest) UK Tax Resident  Trustees Limited
Derby investment Hotdings Limited UK TaxResideni  Meadowhatl Estates TUK) Limited UK Tax Residert
Drake Circus Centre Limited UK Tax Resident  Meadowhalt Group {MLP} Limited UK Tax Resident
Drake Cireus Leisure Limited UK Tax Resident  Meadowhall Holdings Limited UK Tax Resident
Drake Property Holdings Limited UK Tax Resident  Meadowhatt Oppertunities Naminee 1 Limited UK Tax Resident
Drake Property Nominee [No. 11 Limited UK TaxResident  Meadowhalt Opportunities Nominee 2 Limited UK Tax Resident
Drake Proparty Norminee [No. 2} Limited UK Tax Resident  Mercari UK Tax Resident
Eden Walk Shapping Centre General Partner UK TaxResident  Mercari Holdings Limited UK Tax Resident
Limited {50% interest) Minhill Investments Limited UK Tax Resident
Eden Walk Shopping Centre Unit Trusit{S0% Overseas Tax  Moorage [Property Developments) Limited UK Tax Resident
interest] [Jerseyl (Unitsi? Resident  MNugent Shopping Park Limited UK Tax Resident
Elementvirtue Limited UK TaxResident  One Hundred Ludgate Hill UK Tax Resident
Elk Mill Oldham Limited UK Tax Resident  One Sheldon Square Lirmited [Jersey)" Overseas Tax
Euston Tower Limited UK Tax Resident Resident
Exchange House Holdings Limited UK Tax Resident  Orbitat Shopping Park Swindon Lirmited UK Tax Resident
Finsbury Sguare BV? Dverseas Tax  Osnaburgh Street Lirnited UK Tax Resident
Resident  Paddingtan 2AS Holding Unit Trust {ersayl UK Tax Resident
Fort Kinnaird GP Limited 150% interest) UK Tax Resident  [Umntsit
Fart Kinnaird Limaed Pactnecship UK TaxResident  Paddington 3KS lnvestments Limited UK Tax Resident

{50% interest)
Fort Kinnaird Nominee Limited (50% nterest)
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The British Land Company PLC 00621920

UK/Qverseas Tax UK/Qverseas Tax
Company Name Resident Sialus Company Name Resident Status
Paddington 5KS Holdings Limited UK Tax Resident  Power Court Lutan Limited Partnership UK Tax Resident

Paddington SKS Nominee 1 Lirnited

Paddington 5KS Nominee 2 Limited

Paddington Block A [GP] Lid

Paddington Block A LP [Partnership interest)t
Paddington Block 8 [GP] Ltd'

Paddington Block B P [Partnership interestj
Pzddington Central | (GP] Limited

Faddington Central | LP [Partnership interest|t
Paddington Central | Unit Trust [Jerseyl [Units]*

Paddington Central il {GP} Limited'
Paddington Centrat Il LP (Partnership interest)
Paddington Central Il Urit Trust [Jersey)
{Units)"

Paddington Central IV Unit Trust [Jersey)
[Units) "

Paddington Gateway GP Limited'
Paddinglon Gaieway Unit Trust [Jerseyl [Units]"
Paddington Gateway Nominee ) Limited*
Paddingtan Gateway Nominee 2 Limited'
Paddingten GP Holdings Limited!
Paddington GP Secured Holdings Limited:
Paddington tnvestments Holdings Limited
|Jarseyln

Paddington Kiosk [GP] Lt

Paddington Kiosk LP IPartnership interest]'
Paddingion Pragerty Investment 5KS GP
Limnited

Paddington Property Investment GP Limited
PaddingtonCentral Management Company
Limited 188.9% interest)t

Parwick Holdings Limited

Parwick Investments Limited

PC Canal Limited'

PC Lease Nominee Ltd!

PC Parinership Nominee Lid'

Piccaditly Residential Limited

Pillar ICricklewood] Limited

Pillar IDartford) Limited

Piltar IFetham] Limited

Pillar Broadway Limited

Pitlar City Limited

Pillar Dartford No.1 Limited

Pillar Dentan Limited

Pillar Developments Limited

Pillar Europe Management Limited

Pillar Fort Lirnited

Pillar Gallions Reach Lirnited

Pillar Glasgow 1 Limited

Fillar Hercules No.Z Limited

Pillar Nugent Limitad

Pillar Projects Limited

Fillar Property Group Limited

PillarStore Limited

Piymouth Retail Limited

Powsr Court GP Liruted

UK Tax Resident
UX Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Cverseas 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 Raesident
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
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

|Partnership intarest)

Power Court Noeminge Limited

Project Sunrise Investments Limited
Project Sunnise Limited

Project Sunrise Properties Limited
Reading Gate Retail Park Co-Cwnership
IMember interest] (50% interest]
Reboline Limited*

Regent’s Place Holding 1 Limited
Regent's Place Holding Z Limited
Regent's Place Helding Company Limited
Regents Place Management Company Limited
189.9%])

Regents Place Residential Limited
Rigphone Limited

Rohawk Properties Limited

Salmax Properties

Seymiour Street Homes Limited
Shopping Centres Limited*

Shoreditch Support Limited

‘Six Broadgate Limited® -

Seuthgate General Pariner Limited {50%
interest)¢

Southgate Property Unit Trust [Jerseyl [Units)
{50% interest]!

Speke Unit Trust [87.5% interest] [Jersey)
{Units)?

St Stephans Shopping Centre Limited
Stackton Retail Park Limited

Starey London Offices Limited

Storey Offices Limited

Storey Spaces Limited

Surrey Quays Limited

TBL [Bromley} Limited

TBL [Lisnagelvin| Limited*

TBL IMaidstene) Limited*

TBL Holdings Limited

TBL. Properties Limited

Teesside Leisure Park Limited [51% interest)
The Aldgate Place Limited Partnership
|Partnership intaresi) ‘

The Dartford Partnership (Member intevesl)
|50% interest)

The Gibraltar Limited Partnership [Partnership
interestl [50% interest]

The Hercules Property Limited Partnership
|Partnership)

The Leadenhall Development Company Limited
150% interest)

The Liverpool Exchange Company Limited
The Mary Street Estate Limited

The Retait and Warehouse Company Limited*
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
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

Dverseas 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 Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax

Residant
UK Tax Resident
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FINANCIAL STATEMENTS continued The British Land Company PLC (0621920

Notes to the Accounts continued

UK/Overseas Tax

Campany Name Resident Status
Topside Street Limited UK Tax Resident
Tweed Premier & Limited UK Tax Resident
Union Property Corporation Limited UK Tax Resident
Union Property Holdings ftondon) Limited UK Tax Resident
United Kingdom Property Company Limited UK Tax Resident
Valentine Co-ownership Trust [Member UK Tax Resident
interest) [50% interest| )
Valentine Unit Trust [Jersey| [Units]® Overseas Tax
Resident
Vimtners' Ptace Limited UK Tax Resident
Wates City of Londen Properties Uimited UK Tax Resident
Westhourne Terraca Partnership UK Tax Resident
[Partnership interestf
Whiteley Shopping Centre Unit Trust (Jersey) Overseas Tax
[Units)! Resident
WH Hotdings Limited UX Tax Resident
WOSC GP Limited {25% interest] UK Tax Resident
WOQSC Pariners LP [Partnership interest| UK Tax Resident

[25% interest|
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The British Land Campany PLC 004621920

Supplementary disclosures

Unaudited unless otherwise stated

Table A: Summary income statement and balance shaet [Unaudited]

Summary income statement based on proportional consolidation for the year ended 31 March 2022

The following pro forma intarmation is unaudited and does not form part of the consolidated primary statements or the notes thereto.
It presents the resulis of the Group, with its share of the resulis of jeint ventures included on a line-by-line basis and excluding non-
controlling interests.

Year ended 31 March 2022 Year ended 31 March 2021
Less non- Less nan-

Joint controlling Propor onally Jaini coriroling  Proportianally

Group ventures interests consolidated Group ventures nierests consolidated

Em £m £m tm €m £m Em €m

Gross rental income? 345 147 (2 490 382 142 (14 508
Progerty operaiing expenses (48) 113 - [61} [105) (45] 9 [141)
Net rental income 297 134 {21 429 277 97 171 367
Adminisirative expenses |88} [8]) - {89) 174) - - (74}
Net fees and other income 13 - - 13 1 - - "
Ungeared income return 222 133 21 353 214 97 (7] 304
Net financing cosls (55) 147 - [102) 162) [45] 4 [103)
Underlying Profit 147 B& 12} 251 152 52 (3] 201
Underlying taxation 4 - - 4 (26l - - (28]
Underlying Profit after taxation 171 B& 12) 255 126 52 (3) 175
Valuation movement {see Nole 4] 633 11,298]
Other capital and taxation [net)? © 5% BY

Result attributable te

shareholders of the Company 947 11.036)

1. Group gross rental income includes E7m 12020/21. £3mi of ati-inclusive rents relating to service charge income and excludes the £29m [2020/21: Enill surrender premium
payable within the Capital and other column of the incame statement.

2. Includes other comprehensive incomne, mevement in dillion of share oplions and the movement in items excluded for EPRANTA,

Summary balance sheet based on proportional consolidation as at 31 March 2022

The following pro forma information is unaudited and does nat form part of the consolidaied primary statements or the notes theveto.

It presents the composition of the EPRA NTA of the Group, with its share of the net assets of the joint ventures included on 3 line-by-line

basis, and excluding non-controlling interasts, and assuming full dilution,

Mark-to- Restated

market on Valuation EPRA EPRA

Share Lessnon- derivatives and surplus nn HTA NTa

qf jpinl  cantrolling Share related debt Leasa rading 31 March 31 March

Group ventures  infaresis options adjustments liahitities praperties Intangibles 022 20217

£m im im £m £m €m £m £m £m £m

Campuses properties 4,191 2,829 - - - [52] 8 - 6,976 6.548
Retail & Fulfilment properties 2,859 728 (15] - - (721 - - 3,500 2.592
Tatal properties’ 7,080 3,557 (15) - - 1124) 8 - 10,476 9,140
Investments in joint ventures 251 12,511] - - - - - - - -
Other invesiments 4 16 - - - - - 19 48 38
Other net lliabilities] assels (3z28) {100) 1 8 - 124 - - [295] (1901
Net debt 12,541)  [962] 1] - 4 - - - {3,458 12938
Net assets 6,733 - 115] 8 4Lé - 8 9 677 6,050
EPRA NTA per share [Nate 2) 727p 648p

1. Included within the total property value of E10,476m §31 March 2020/2): £9,140m) are right-af-ase assels net o lease liabilities of £9m (31 March 2020/21: {8ml, which in
subslance, relate to properties held under teasing agreements. The lair values of right-of-use assets are determined by calculating the present valug of net rental cash flows
over the term of the lease agreements.

2. As explained in Mote 21, from 1 April 2021, the Group now reports under two eperating segments, Campuses and Retait & Fulfitment, Wirthin this table, ihe comparalwe figures
have been restated in the relevant disclosures.
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued
Unaudited uniess otherwise stated

Table A continued
EPRA Net Tangible Assets movement

The British Lang Caompany PLC 00621520

Year ended Year endad
31 March 2022 31 March 2021
Fence Pance
£m pershare im par sharg
Opening EPRA NTA 6,050 648 7.202 773
Incarne retucn 255 27 175 19
Capital return 821 49 (1,249} (134]
Dividend paid 11571 17 (78] 18l
Closing EPRA NTA 6,771 727 6,050 648
Table B: EPRA Performance measures
EPRA Performance measures summary table .
2027 202
Pence Pence
£m per share Em pershare
EPRA Earnings - basic 238 25.7 175 18.%
- diluted 238 25.6 175 18.8
EPRA Net Initial Yigld 4.3% 4.8%
EPRA topped-up’ Net Initial Yield 4.9% 52%
EPRA Vacancy Rale 6.3% 83%
022 020
ol 23set et zssel
valug per value per
Het assets share Met assels share
£m ipencel £m Ipencel
EPRA NTA 6,77 727 6,050 648
EPRA NRV 7,403 794 4,599 707
EPRA NDV 6542 702 5478 609
Catculation and reconciliation of Underlying/EPRA/IFRS Earnings and Underlying/EPRANFRS Earnings per share [Audited)
"o T
Profit lloss| attributable to the shareholders of the Company 958 11.031)
Exclude: ,
Group - curreni taxalion 121 25
Group ~ deferred taxation - 5
Joint ventures - taxation - 1)
Broup - valyation movement &) 888
Group - profit on disposat of investrnent properties and invesiments 145) 28
Group — capital and other sufrender premia payabla {see Nota 3| 2% -
Joint ventures - net valuation movemant including regull on dispesals] {sea Mate &) {162 £10
Jaint ventures - capitat financing costs 4 -
Changes in fair vatue of financial instruments and assaciated close-out casts (01 el
Non-contratling interests in respect of the above - 135
Underlying Profit 251 iyl
Group — underlying current {axation 4 128)
Underlying Earnings - basic and diluted 255 175
Group ~ capital and other surrender premia payable [see Note 3) 129] -
Group -~ reclassilication of fore:gn exchange differences (sae Note 6] 12 -
EPRA Earnings - basic and drluted 238 179
Profit itoss) attributable o the sharehalders of the Company 958 11.631)
WFRS Earnings - basic and diluted 958 [1.631)
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Table B continued

The British Land Company PLE 00621920

2012 0
Number Number
million milion
Weighled average number of shares 938 938
Adjustment for treasury shares 1 11
iFRS/EPRA/Underlying Weighted average number of shares (basic| 927 927
Dilutive effect of share aplivns - -
Qilutive effect of ESOP shares k] 3
EPRA/Underlying Weighted average number of shares {diluted) 930 930
Remaove anti-ditutive effect - (3]
IFRS Weighted average number of shares {diluted] 930 927
Net assets per share [Audited)
2022 ] 2021
Pence Pence
{m per share £m per share
Balance sheet net assets 6,733 5983
Deferred tax arising on revaluation mavements - -
Mark-lo-market on derivatives and related debt adjustments 4b 15
Dilution eifect of share options 8 14
Surplus on trading properties 8 g
Intangible assets 9 (121
Less non-controlling interests {15) (59
EPRA NTA 6,77 727 6,050 648
Intangible assets 9 12
Purchasers cosls 623 537
EPRA NRV 7,403 794 6599 07
Deferred tax arising on revaluation movernents ] (1]
Purchasers’ costs 1623) 19371
Mark-to-market on derivatives and related debt adjustments [45) 1115]
Mark-te-market on debt 1190) {268]
EPRA NDV - 6,562 702 5678 509

EPRA NTA is considered Lo be the most relevant measure for the Group and is now the primary measure of net assets. EPRA NTA
assumes that entities buy and sell assets, thereby crystallising certain levels of unavoidable deferred tax. Due to the Group's REIT status,
deferred tax is only provided at each balance sheet date on properties oulside the REIT regime. As a result deferred taxes are excluded
from EPRA NTA for properties within the REIT regime. For properties outside of the REIT regime, deferred tax is included to the extent

that it is expected to crystallise, based on the Group's track record and tax structuring. EPRA NRV reflects what would be needed

ta recreate the Group through the investmant markets based on its current capital and financing structure. EPRA NDV reflects
shareholders’ value which would be recoverable under a disposal scenario, with deferred tax and financial instruments recognised

at the full extent of their liability.

2012 2021
Number Nurnber

million mitlien

Number of shares at year end 938 938
Adjustment for treasury shares [11] 1l
IFRS/EPRA humber of shares |basic) 927 927
Oilutive eftect of share options k] 3
Dilutive effect of ESOP shares 2 3
IFRS/EPRA number of shares [dituted] 932 933
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FINANCIAL STATEMENTS continued The British Land Company PLC 00421920

Supplementary disclosures continued

Ungudited unless atherwise stated

Table B continued
EPRA Net Initial Yield and "topped-up’ Netinitial Yield {unaudited)

2022 2021

€m £m

Investment property - whaotlly owned £,929 8118
lnvestmeni property - share of joint ventures 3,538 3.022
Less developments, residential and land 11,148 {1,224}
Completed property portfolio ' 9,299 7914
Allowance for estimated purchasers’ costs 672 448
Grass up completed property portfalio valuation (Al ' 9.971 8,984
Annualised cash passing rental income 457 425
Praperty oulgaings (33 129
Annualised net rents (8] 424 396
Rent expiration of rend-free periods and fixed uplifts! &1 51
“Topped-up’ net annualised rent (C) 485 447
EPRA Net Initial Yield (B/A} 4.3% 4 6%
EPRA ‘topped-up’ Netinitial Yied [C/A) 5L.9% 9.2%
including fixed/minimur uplifts recaived in tieu of rentat growth ) 5 ]
Total “topped-up’ net rents {D] &9 4352
Overall “topped-up’ Net Initial Yield {D/A) 5.9% 5.3%
Topped-up’ nei annuatised rent 485 Ry
ERV vacant space 3 42
Reversions - - - 4 12
Total ERY {E} 522 501
Net Reversionary Yield {E/A) 5.2% 5.9%

1. The weighlad averaqe period aver which rent-free periads expiré is one year {2020/21: one year].

EPRA Net Initial Yield {NIY] basis of calculation

EPRA NIY is calculated as the annualised net rent fon a tash flow basis), divided by the gross value of the completed property portfolio.
The valvation of cur completed property porifolio is detarmined by our external valuers as at 31 March 2022, plus an allowance for
estimated purchasers’ cosis. Estimatec purchasers’ costs are determined by the relevant siamp duty hability, plus an estimate by gur
vatuers of agent and legat fees on notional acquisition. The net rent deduction altowed for property oulgpings is based on our valuers’
assurnplions on future recurring non-recoverable revenue expenditure.

In calculating the EPRA "topped-up’ NIY, the annualisad net rent is increased by the total contracted rent frem expiry of reni-free perieds
and future contracted rental uplifts where defined as not in lisu of growth. Overall 'topped-up” NIY is calculaled by adding any ather
contracted future uplift te the ‘topped-up” net annualised rent.

The net reversionary yield is calculated by dividing the total estimated rentat vatue {ERV) for ine completed property postiolio,
as determined by our externat valuers, by the gross completed property porttolio valuation.
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The British Land Company PLC 00421920

Tabte B continued
The EPRA Vacancy Rate is calculated as the ERV of the unrented. lettable space as a proporlien of the total rental value of the completed
property portfolio.

EPRA Vacancy Rate |Unaudited)

31 March 31 March

2022 2021

£m £m

Annualised petential rental value of vacant premises 33 42
Annvalised potential rental value fer the cempleted property portfolio 524 507
EPRA Vacancy Rate 6.3% 8.3%

The above is stated for the UK portfolio anly. A discussion of significant factors affecting vacancy rates 1s included within the Strategrc
Report lpage 63].

EPRA Cost Ratios (Unaudited)

w22 2021
Em im
Property operaling expenses [2:} 94
Administrative expenses . B8 74
Share of joint ventures expenses 14 45
Less: Performance and management fees [from jeint ventures| 9 7
MNet other fees and commissians (4) {4)
Ground renl costs and operaling expenses de facte included in rents (25) {21)
EPRA Costs lincluding direct vacancy costs) [A) 112 183
Direct vacancy cosis ) (42) (31)
EPRA Costs [excluding direct vacancy costs) (B) 70 152
Gross Rental Income less ground rent costs and operaling expenses de facto included in rents 323 341
Share of joink ventures |GRI less ground rent casts] 139 142
Total Gross rental income less ground rent costs (C) 462 483
EPRA Cost Ratio lincluding direct vacancy costs) [(A/C) 24.2% 37.9%
EPRA Cost Ratio {excluding direct vacancy costs) (B/C] 15.2% 31.5%
Impairment of tenant deblors, tenant incentives and accrued income {D) 8] 83
Adjusted EPRA Cost Ratio (including direct vacancy costs and excluding impairment of tenant dehtors, accrued
income, tenant incentives and contracted rent increasesl (A-D)/C 24.0% 20.7%
Adjusted EPRA Cost Ratio lexcluding direct vacancy costs and exctuding impairment of tenant debtors, accrued
income, tenant incentives and contracted rent increases) {8-D})/C 16.9% 14.3%
Overhead and operating expenses capitalised (including share of joint ventures) 7 L]

In the current year, employee cosls in relatian to staff time on development projects have been capitatised into the base cost of relevant
development assets. in addition to the standard EPRA Cast Ratios [both inctuding and excluding direct vacancy costs|, adjusted versions
of these ratios have atso been presented which remagve the impact of the impairment of tenant deblars, tenant incentives and accrued
income which are exceptional items in Lhe current year, to show the impact of these items on the ratios.
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FINANCIAL STATEMENTS continued The BritishLand Company PLC 00621920

Supplementary disclosures continued

Unaudited unless otherwise slated

Tabte C: Gross rental income (Audited]

041 02!

€m £m

Rent receivable! . 479 493
Spreading of tenant incentives and contracied rent increases [} 11
Surrender premia 3 4
Bross rental income 490 508

1. Groupgross rental incorne inciudes £7m 12020/21: €5 of all-inclusive rents relating te service charge ncome.

The current and prier year infarmation is presented on a propertionally consolidated basis, excluding non-controlling interests.

Tatle O: Property related capital expenditure (Unaudited]

Year ended 11 March 2022 Vear endad 31 March 2028
Joint Joint

Group vehlyres Tolal Group ventures Total

£m £m tm £rn £m im

Acquisitions 596 34 630 52 - 52

Developrent 175 33 208 104 5 129

irvestment properties

tncremental fatiable space ] - 1 1 - 1

No incremental lettable space 12 2% 37 3 28 59
Tenant incentives 21 3 24 2 5 7 '

Other material non-allocated types of expanditura 2 3 s 5 i [3

Capitalised interest & 1 7 3 2 8

Total property related capital expenditure - 813 9% 412 201 6l 262

Conversion from accrual io cash basis 42 71 35 34 14 4B

Total property related capital expenditure on cash basis 855 92 947 35 75 30

The above is presented on & proportionally consolidated basis, excluding non-controtling interests and business combinations, The
‘Other material non-allocated types of expenditure’ calegary contzins capitalised stalf costs of £5m (2020/21; £6m!.
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OTHER INFORMATION [UNAUDITED]

Data in¢ludes Group's share of Joint Venlures

FY22 rent collection’

The British Land Company PLC 00621920

Rent due between 25 March 2021 and 24 Mareh 2022 Qliices Relail® Total
Received t00% 95% 7%
Rent forgiven - 1% 1%
Outstanding - 4% 2%
100% 100% 100%
Total £1%6m £270m £466m
March quarter 2022 rent collection®
Rent due between 25 March 2027 and 10 May 2022 Offices Retail® Tatal
Received 98% 92% 5%
Rent forgiven - - -
Customer paid monihly ’ - 2% 1%
Outstanding 2% 6% 3%
100% 100% 100%
Total £44m £31m £75m
1. As at 10 May 2022. '
2. Includes non-oltice custorners located within our London campuses.
Purchases
Since 1 April 2021 Price {100%)] Price {BL Share]  Annualised Net Renls
Purchases Sector m Em £m!
Completed
Hercules Unit Trust units Retait 148 148 12
Thurrock Retail Park " Retail 82 82 5
Reading Gate Retail Park Retail 48 34 2
Blackwater Shopping Park, Farnborough Retait 38 38 2
B&Q, Carnbridge Retait 24 24 1
Oe Mandeville Retail Park Retail 24 24 -
Hannah Close, Wembley Logistics 157 157 4
Heritage House, Enfield Logstics 87 87 2
Verney Road Logistics 3 31 -
Finsbury Sgquare car park, London Logistics 20 20 1
Peterhouse Technology Park, Cambridge 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 ef annualised rent tapped up for rent frees.
Sales
Since } April 2020 Price [100%:) Price IBL Sharel  Annualised Nei Rents
Sales Sectar Em Em £m'
Completed
Virgin Active, Chiswick Retail 54 54 2
Woodfields Retail Park, Bury (part-sale] Retait 35 k1 2
Beaumont Leys {Fletcher Malll Retail ? 9 i
Virgin Active, Brighton Retail 14 14 2
Debenhams, Plymouth Retail 4 4 -
Wardrobe Court Residential 70 70 -
St Anne’s, Regents Place? Residential 4 4 -
Clarges, Mavyfair Residential 3 3 -
Canada Water (50% sale] Campusas 580 290 1
Exchanged
Paddingten Central {75% sale)? Campuses 934 94 27
Tatal 1,710 1,180 35
1. BL share of annualised renl topped up for rent frees.
2. Exchanged prior to 1 Aprif 2021,
3. Exchanged post year end.
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OTHER INFORMATION IUNAUDITED) continued

The British Land Company PLC 00621923

Porttolio Valuation by Sector

Group Joint ventures Total Cnanga%’
4231 March 2022 £m £m £m Hi H2 Fy
West End 3.479 128 ) 3.607 28 1.6 45
City 438 2415 2.853 26 2.1 47
Canada Water & other Campuses 147 283 430 69 b4 12.9
Restdennhal? 77 - 7 10.8) 14.7 b4
Campuses 4,141 2,826 6,967 3.0 2.4 5.4
Retail Parks 1.891 223 2114 7.1 . 13.6 207
Shapping Centre 332 448 800 4.2 ool (6.1l
Urhan Lagistics 314 5 319 {091 04 -
Other Retail 251 16 267 10.4} 39 25
- Retail & Fulliiment 2.788 72 3,500 2.7 7.5 9.9
Taotal 4,929 3,538 10,467 2.9 4.0 6.8
Standing Investments 6,224 3,099 9323 2.2 as 5.5
Davelopmants 705 439 1,144 43 78 17

On a praportionally consolidated hasis including the Group’s share of joint veniures

1. Valuation mavement during the year lafter taking account of capital expenditure] of properties held at the batance shaet date, incleding developrments [classmed by
end usel, purchases and sales.
2. Stand-zlone residential

Gross Renta! Income’

12 maaths to 31 March 3022 Aaratised a5 3t 31 March 1022
Accounting Basis fm Group loint ventures Tolal Group Soind venlTes Talat
West End 123 [ 129 123 3 128
City i 13 85 w5 7 79 Bb
Canada Water & other Campuses 8 5 13 b - ]
Residential? 1 - 1 1 - 1
Campuses 145 24 241 137 84 221
Retail Parks 13 15 tas 129 16 145
Shopping Centre 47 33 80 L2 32 74
Urban Logistics 3 - 3 7 - 7
Other Retail 19 1 20 18 1 19
Retail & Fulfilment 200 49 249 196 49 245
Tatal 345 145 490 323 REM) 466

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

1. Gross rental income will differ from annuatised valuation renis due to accounting adjustments for fixed & miaimum contracted rental uplifts and lease incentives
2 Stand-alone residential

Pactfalia Net Yields'?
EPRA nzlinitial  EPRAtepped up Owverall 1opped up Net equivalent Nel gquivalent  Net revérsisnary
petd netinitial yield oet initial ferd y\e\e yakd mavernant Hinld ERY Growth

45 31 31 March 2022 % %! % bps % %}

West End 3.4 4.1 4.1 43 (7! 47 0.4

City 29 g 18 43 15} 6.7 10.4)
Other Campuses LS 49 L9 5.2 i 5.6 5.4

Residential 38 38 38 40 - 31 (11.7]
Campuses 3.2 4.0 4.0 £.3 {11 &7 0.0

Retail Parks 62 45 &6 5% (1511 39 2.0
Shopping Cantre 7.1 74 78 14 ) 80 15.24
Urban Logislics 20 20 2.0 29 1751 2.6 53

Other Retail 5.2 5.4 4.1 64 (18] 5.4 0.8

Retail & Fulfilment 5.0 4.3 b4 6.0 1971 6.1 (2.8)
Total 4.3 4.9 4.9 4.9 [42) 5.2 {1.2]

Qn a proportionally cansolidared basis including the Group’'s share of joint ventures

- Including notional purchaser’s costs.

. Excluding commutted developenents, assets held for development and residential assets

. Inctuding rent contracted from exprry of rent-iree pericds and fired uplifts notin bHew of remat gruwlh
tacluding fixed/minimum uplifts (erxcluded fram EPRA defiritianl.

. As calculated by MSCI

W W —
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The British Land Company PLC 00621920

Total Property Return [as calculated by MSCI)

12 manths ta 31 March 2022 Offices Retail Yolal
% Brilish Land MSCI British Land MSC1 British Land M5C)
Capital Return 58 32 11.6 88 7.4 14.9
- ERV Growth 0.1 1.4 12.91 12.0] 1.2} 3.1
- Yield Mavement! (11) bps [231 bps 97} bps {821 bps 142] bps {67 bps
Income Return 2.4 3.7 7.4 5.6 4.0 4.2
Total Property Return 8.5 7.0 20.0 14.9 11.7 19.4
On a proportianally consolidated basis including the Group’s share of joint ventures.
1. Net equivalent yield movement.
Top 20 Tenants by Sector

% of Retail & % ol Campuses
As at 3} March 2022 Futfilment rent
Retail & Fulfilment : Campuses
Next 49  Mela[Facebook] 17.4
Walgreens |Boots] 4.8 Dentsu international 4.7
M&S 4.1 Visa 4.0
JO Sports 3.2 Herbert Smith Freehills 2.9
Currys Plc 3.1 Gazprom 2.6
J Sainshury 2.8 Microsoft Corp - 25
TJX ITK Maxx] 2.8 SMBC 2.2
Frasers Group 2.5 Vodafone 20
Asda Group 2.2 Devische Bank 1.9
Kingfisher 2.0 Henderson 1.7
Tescople 2.0 Reed Smith 1.6
DFS Furniture 1.8 TRPICAP 1.4
Hutchison Whampoa 1.8  The interpublic Group (McCann| 1.6
TGI Friday's i.8 Softhank Group 1.5
River Island 1.4 Mayer Brown 1.4
Homebase 1.5 Mimecast 1.3
Primark 1.5 Credit Agricole 1.2
H&M 1.6 Kingfisher 1.2
Wilkinson 1.3  Milbank LLP 1.1
Pets at Home 1.2 Monzo Bank 1.1
Total top 20 48.3 Total top 20 85.5
Major Holdings

BL Share Sq ft Reni [100%] Qccupancy Lease

As at 31 Marzh 2022 % ‘000 Empatt rate % lengih yrs?*
Broadgate 50 4,448 189 96.7 b4
Regent's Place 100 1,740 85 95.2 8.7
Paddington Central® . 100 958 47 994 52
Meadowhall, Sheffield 50 +.500 &7 95.9 41
Glasgow Fort, Glasgow 100 510 17 947 5.2
Taesside, Stockion 100 569 15 95.0 2.6
Hannah Close, Wembiey 100 246 3 100.0 3.4
Ealing Broadway, London 100 540 11 95.0 37
Drake's Circus, Plyrmouth 100 1.190 16 219 49
Gilthrook, Notlingham 100 198 7 100.0 4.7

1. Annualised EPRA contracted rent including 100% of joint ventures

2. Includes accommodation under cifer or subject to asset management.

3, Weighted average 1a lirsl break.

4. Excludes committed and near term developments.

5. Post year end, exchanged on the sale of 75% ef the majerily of assels in Paddington Central.
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OTHER INFORMATION [UNAUDITED] continued

tease Length & Occupancy

The British Land Company PLC 00621920

Average l2ase lengthyrs

Occupancy rate %

As 3l 37 March 2022 To pepiry Tobreak  EPRA Occupancy Qccupancy
West Ead 78 1.2 95.7 %8
City 74 6.5 30.2 96.2
Other Campuses 7.7 4.8 100.0 1000
Residential 14.5 14.2 100.0 100.0
Campuses 7.7 7.0 93.5 26.7
Retail Parks 4.0 L 946 974
Shopping Tentre 56 4.3 920 939
Urban Logistics 5.4 45 998 9% 8
Dther Retail 8.2 77 94.2 959
Retail & Futfilment 5.0 4.6 94.0 96.3
Total 4.8 5.8 3.7 6.5

%7.2% if Storey space were assumed ta be hilly let

W

. tneludes accommeodation vader offer or subject to asset management. .
Where occupiers hava entered administration or CVA but are siill liable for rates, (hese are treated as occupied. If units in administration are treaied as vacant,

then the occupancy rale for Retail & Fullilment would reduce from 96 3% to 94.5%. and tatal accupancy would reduce from 96.5% 1o 95 8%

Partfolio Weighting

. Space allacated te Storey is shown as occupied whera there is a Storey 1enantin place otherwise it is shown s vacant. Tolal occupancy would rise from 96.7% to

2021 272 2027
As at 31 March % % £
West €nd 35.9 345 3,607
City S 27158 273 2,853
Canada Waler & other Campuses 6.1 41 £30
Residential’ 046 0.7 77
Campuses 70.1 66.6 6,967
Retal Parks 17.6 202 FRARES
Shopping Centre B3 7.6 800
Urban Logtslics 1.2 3.0 Ny
Qiher Retail 28 2.6 247
Retail & Fulfilment 29.9 334 3,500
Total 100 100 10,447
London Weighting 7% 73% 7604
On a prapartiorally consotidaied basis including the Group's share of joint ventures,
1. Siand-alane residential,
Annualised Reni & Estimated Rental Value (ERV)

Annualisad renk vatuation nasish Ry Average rend
£’ £m fpsd

As at 31 Mareh 2022 Group Jaint veniurgs Toual Total Coniracied” ERV
Wesl End? Ha 5 1ne 161 4319 694
City? 7 72 % 123 539 56.4
Canada Water & other Campuses b - ] 8 272 345
Residenual® 1 - 1 1 417 309
Campuses 128 77 205 293 52.9 57.8
Retail Parks 133 17 150 134 223 19.2
Shopping Centre 3% 33 7 76 239 224
Urban Logrstics 7 - 7 9 1% 15.6
Other Retail 17 1 18 19 11.G 11.2
Retail & Fulfilment 196 57 253 240 20.7 18.8
Totat 324 134 458 533 29.5 29.9

On a proportionally cansolidaled basis including the Group's share ol joint ventures and funds, exclud.ng commitied, near term and assels held for development.

haad leases, excludes contracted rent subject to rert free and turure uplift.

Annuatised rent, plus rent subject to rent free.
. Epst meiries shown for oilice space anty.
. Stand-alone resideatial.

s
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Rent Subject to Open Market Rent Review

The British Land Company PLC 004621920

Far year ta 31 March 202 2026 2025 2025 027 2023-25 2023-27
As 3l 31 March 2022 Em £m £m Em Em £m £m
Weslt End 23 & 15 9 22 42 73
City 1 15 8 26 4 24 54
Canada Water & other Campusaes - - 1 - - 1 1
Resigential - - - 1 - 1
Campuses 24 1% 24 35 27 47 129
Retail Parks 9 8 9 8 7 24 41
Shapping Centre 8 3 3 2 k! 14 19
Urban Logistics - - 1 - - 1 i
Other Relail 1 2 1 - i 4 5
Retail & Fulfilment 18 13 14 10 11 45 (1]
Total 42 32 38 45 38 112 195
On a proportionally consolidated basis including the Group's share of joint ventures excluding cornmitted, near term and assets held for development.
Rent Subject to Lease Break or Expiry
For year to 31 March 2023 2024 2025 026 2027 2023.25 2023-27
As at 21 March 2022 £m Em £m Em €m Im £m
Wesi End 19 15 it 13 8 45 .1
City 7 14 4 17 3 27 47
QOther Campuses i 2 - - 1 3 [3
Residential - - - - - - -
Campuses 27 33 15 30 12 75 117
Retail Parks 23 28 19 21 18 70 109
Shopping Centre 146 12 9 12 7 37 54
Urban Logistics - - 2 4 - 2 4
Other Relail 1 1 1 1 b 8
Retail & Fullitment 43 (3] kil 38 26 115 179
Total 70 74 [1] 68 38 190 296
% of contracted rent 13.7 14.0 8.9 13.2 7.2 36.6 87.0
On a proportionally consolidated basis including the Group's share cf joint ventures.
Recently Completed and Committed Developments

l Pra-1st &

BL $hare 100% sq fI Currenl Yelue  Cost lo come ERV under ofler  Forecast IRR

As a1 31 March 2022 Sector % ‘000 PC Calendar Year m £m' Em* Em*
t Tritan Square Office 100 369 Qz 2021 545 - 243 239 12
Total Recently Completed 369 545 - 24.3 239
Narton Folgate Office 100 334 Q4 2023 235 157 231 15 1
Aldgate Place, Phase 2 Residential 100 136 Q2 2024 48 84 6.0 - 1
1 Broadgate® Office 50 544 Q2 2025 147 210 20.2 13.7 12
The Priestiey Centre, Guildford  Office 100 81 Q2 2023 13 19 28 - 22
Canada Water, Plot A1? Mixed Use 50 273 03 2024 26 103 33 - n
Canada Water, Plot A2? Mixed use 50 290 Q3 202 14 40 3.0 Btended
Canada Water, Plot K12 Residential 50 62 Q2 2023 2 13 - -
Total Committed 1,682 487 648 60.4 21.2
Cther Capital Expenditure® 23

Gn 5 proportionally consolidaled basis including the Group's share of joint venlures and funds lexcept area which is shown at 100°%]. '

1. From 31 March 2022. Cast to come excludes notional interest as interest is capitatised individually an each development at our capitalisation rate.

2. Estimated headline rental value net of rent payabte under head leases (excluding tenant incentives),

3. The London Borough of Sauthwark has canfirmed they will not be investing in Phase 1, but retain the right to participate in the development of subisequent plots up
to a maximum of 20% wath their returns pro-raied accordngly.

o es

. Capax committed and underway within our investment portfolie relating to leasing. infrastructure and assel management.
. Pre-let & under offer excludes 114,000 sq ft of offite space under option.

British Land Annual Report and Atcounts 2022 243



OTHER INFORMATION IUNAUDITED] continued he British Land Company PLC 00821920

Near Term Development Pipeline

BL Share W% sqli  Earliest Start CurrentValye Costto Come ERY \Jnﬂerlbellr:r Planning
Ag at 31 March 2022 Sacior % o on Sie £m Em' £m? £m  Siws
2-3 Finsbury Avenue Qffice 50 M8 Q32022 7 433 310 - Consented
5 Kingdom Street Dtfice 100 438 Q42022 122 397 339 - Consented
Meadowhall ROD Urban Logistics 50 804 Q32022 4 37 24 ~ Consented
Ealing - international House  Office 100 165 Q32022 20 96 93 - Consented
Total Near Term 1,925 219 943 74.6 -
Cther Capital Expenditure? . 147
On 2 proportionally consolidaied hasis including the Group's share of joini ventures and funds except area which is shown at 100%).
1. From 31 March 202Z. Cost o come excludes notianal interest as interest 1s capitalised individually an each lopment at our capitatisation rate.
2 Estimated headline renial value net of rent payable under head leases (excluding tenant incentives|.
3 Forecasi capital commitments within aur investment portiolio over the next 12 manths relating fo leasing and asset enhancement.
Medium Term Qevetopment Pipeline

B Share 100% Sq 1t

Ag at 11 March 2022 Sectar % 000 Planning Slatys
Thurrack Urban Logistics 160 559 Dre-submission
Enfietd, Heritage House Urban Logistics 160 431 Pre-submission
Hannah Close, Wembley Urban Logistics 100 448 Pre-submission
Verney Road . Urban Lagistics 100 166  Pre-submission
Teesside, Logistics Urban Logsstics 100 299  Pre-submission
Euston Tower Qftice 1400 578  Pre-submission
West One Development Qffice 5 73 Pre-submission
Finsbury Square Urban Logistics 100 L7 Pre-submission
Ealing - 16-40. The Broadway Mixed Use 100 325 Pre-submission
Gateway Building Oflice 100 105 Consenied
Canada Water - Future phases' Mixed Use 50 4,495 Consented
Total Medium Term 7,746

Gn 3 propartionally consolidated basis inctuding the Greup's share af joint ventures and funds lexcept area which (s shown at 1£0%).

1. The Landon Borough of Southwark has the right to invest in up to 20% of the completed development. The ownership share of the jpint venture between British Land
and AustralianSuper will change over time depending on the levei of contributions made, but will be no less than 80%.

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for sustainabilily reporting from the European Public Reat Estare Association [EPRA), ten years running
For our tull EPRA suslainability reporling, methodology and the 2022 DNV Assurance Slatement, please see our Sustainability Accounts
2022 at britishland.com/data. Selected data has been independently assured since 2007. Selected data in the Susiainability Accounts for
2022 has been independentily assured by DNV in accerdance with the Internationat Siandard on Assurance Engagements [ISAE) 3000
revised ~ Assurance Engagements other than Audits and Reviews of Historical Financial Infarmation [revised], issued by the International
Auditing and Assurance Standards Board, '

This year, full disclosure againsi the EPRA Sustainability Best Fraclice Recommendations can be found in the 2022 Sustainability Accounts.

Governance indicators

Annual Regort snd Accaunts 2022

Composition of the highest gavernance body Board's Executive and Nen-Executive Directors pages 181-103
Tenures of Non-Exeeytive Directors page 118

Nominating and setecting the highest governance body Appointment process for new Directors page 117

Process for o ing conflicts of interest Board pracedure for managing conflicts of interest page 104
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TEN YEAR RECORD

The table betow summarises the (ast ten years’ results, cash flows and balance sheets.

The British Land Campany PLC 00621920

2022 2021 2020 2019 2018 017 015 015 2016 2013
tm {m Em Em €m Em Em £m £m Em

Incomne’ )
Gross rental income 490 508 540 574 613 443 454 518 557 547
Net rental income 429 367 478 532 576 410 420 585 542 541
Net fees and other income 13 11 i3 10 15 i7 17 17 15 15
Interest expense {nat} {102) 11031 [ARR] (121} (128} {151 1180] {2011 {202 1208]
Administrative expense (891 (74 1741 1811 183} {6 (94] 188] (78 176)
Underlying Praofit 251 201 304 340 380 390 343 313 297 274
Exceptionat cosls
[not included in Underlying Profit) - - - - - - - - - _
Dividends paid 157 78 148 298 302 296 287 277 266 234
Summarised balance shepts!
Tolal properties at valuation? 10,476 2140 - 1 A7 12306 13,716 13,940 14,648  13.677 12,040 10,499
Net debt [3,458)  [2938) (3854} (3521} (39731 142230 167651 44.918) {48500  (4,268)
Qther asseis and liabilities 1247) 1152} {110) [146) [183) [219] 19t 276 1123) 1266)
EPRA NTA/NAV (fully dilyted)® 6,771 6,050 7.213 8,649 2.560 9.498 10,074 2035 7,027 5,967
Cash fiow movement - Group enly
Cash generated from operations 256 218 404 617 391 379 341 318 243 197
Other cashflows from oparations (11) {69) (291 (4] 2 [14) {47} {33 (24) 17l
Net cash inflow from
operaling aclivities 245 14% 375 633 353 363 294 285 219 i%0
Cash inflow loutflow] from
capital expenditure, investments,
acguisitions and disposals [385) 910 1381) 187 344 470 230 [111) [660] 1202}
Equity dividends paid [155) [76) (295} 1298} 1304) (2951 12351 [228) {1591 1203}
Cash [cutflow] inflow from
management of liquid resources
and financing 215 (1,022} 232 (365} 1404) [538) (283 20 407 213
|Decreasel increase in cash® {80) 39] [49) 137 9] - 6 {34) 7 (2]
Capital returns
Growth in net assets? 1.9% 16.0%  (16.6]% 19.51% 0.7% 15.71% 11.5% 28.6% 17.8% 10.9%
Total accounting return 14.8% (51% 110%  [33)% 8.9% 27%  142%  245%  200% 4.5%
Total accounting return ~
pre-exceplional 148% D5)% i1101%  13.31% 8.9% 27%  142%  245%  200% 4£.5%
Per share information
EPRA NTA/NAV per sharg? 727p 448p 774p 905p 947p 915p 919p 829p 688p 596p
Memerandum
Dividends declared in the year 21.92p 15.0p 16.0p 31.0p 30.1p 29.2p 28.4p 277p 27.0p 26.4p
Dividends paid in the year 16.96p 8.4p 31.5p 30.5p 29.6p 28.8p 28 0p 27 3p 26.7p 26.3p
Diluted earnings
Underlying earnings per share 27.4p 188p 327p  349p 374p  3I7Bp  34dp  304ép 294p 303p
IERS (loss) earnings per sharet 103.3p (111.21p (110.0p  [30.0lp 48.5p 147p 1197p 1473p 110.2p 31.5p

. Including restaiement in 2015,

S om e e —

. Inctuding share of joint ventures and funds.
. Represents movement in diluted EPRA NTA in 2022 to 2021 and movemneal in diluted CPRA MAY from 2020 to 2012,
. Including surplus over bodk value of trading and developmenl properties.

Represents movemant in cash and cash equivalents under IFRS and movements in cash under UK GAAPR.
- EPRA NTA is disclosed in 2022 1o 2021 and EPRA NAV is disclosed from 2020 to 2012.
. EPRA NTA per share is disciosed 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

Humber Balance as at

2021722 of holdings % 31 March 2022 %
i-1,000 4,219 56.91 1,666,579 a.18
1.001-5,000 1,904 2569 4,235,102 0.45
5.001-20.000 516 596 5,135.995 0.55
20,601-56.000 207 272 6,448,442 0.69
50,001-highest 572 772 920622317 98.14
Total 7,413 100.00 938,109,435 100.00
Holder type

Individuals 5,195 70.08 8,864,223 0.94
Nominee and

institctional investors 2,218 29.92 929245212 99.06
Total 7,413 100.00 938,109,435 100.00

). Excluding 11 246.245 shares held in treasury.

Registrars
British Land has appointed Equiniti Limited (Equinili] to admirsier
its shareholder register. Equiniti can be contacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN?? 60A

Tel: 0371 384 2143 [UK callers]
Tel: «44 {01121 415 7047 {Overseas callers)

Lines are open {rom B.30am to 5.30pm Monday to Friday excluding
public holidays in England and Wales.

Website: shareview.co.uk
By registering with Shareview, shareholders can:

~ wview their British Land shareholding online
- update their details
- elecl to receive sharehalder maitings stectronically

Equiniti is also the Registrar for the BLD Property Holdings
Limited Stock.
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Share dealing facilities

By registering with Shareview, Equiniti alsa provides existing and
prospective UK shareholders with a share dealing facility for buying
and selling British Land shares online or by phore

For more infermation, centact Equinitr at shareview.co.uk/dealing
or call D845 603 7037 [Monday to Friday excluding public holidays
from 8.00am to 6.00pmi. Existing British Land shareholders will
need the reference number given on their share certificate lo
register. Similar share dealing faciiities are provided by other
brokers, banks and financial services.

Website and shareholder communications

The British Land corperate website contains a wealth of materiat
for shareholders. including the current share price, press releases
and information an dividends. The website can be accessed at
britishland.com

British Land encourages its shareholders to receive shareholder
communications electronically. This enables shareholders to
receiva information quickly and securely as well 25 in a more
environmantally friendly and cost-effective manner. Further
information can be obtainad from Shareview or the

Shareholder Helpline.

ShareGiit

Shareholders with 3 small numnber of shares, ihe vatue of which
makes L unecongmic ta sell them, may wish to consider donaling
their shares to charily, ShareGill is a registered charity [No. 1052686}
which collects and sells unwanied shares and uses the proceeds

Lo support a wide range of UK charities. A ShareGift donalion form
can be oblained from Equinit.

Further information abaut ShareGift can be abtained from their
websile. sharegift.org

Honorary President

In recognition of his work building British Land into the industry
leading company it is today, Sir John Ritblat was appointed as
Honerary President on his retirement from the Boardin
Dacamber 2004.

Registered office

The British Land Company PLC

Yark House

45 Seymour Streel, London WIH 7LX

Telephone. »&4 (0720 7486 4666
Registered number: 21920

Websile: britishland.com



Bividends

As 3 REIT, Brilish Land pays Property Income Distribution (PID)
and non-Property Income Distribution [non-PID] dividends. Maore
information on REITs and PIDs can be found in the Investors
section of our websile al britishland.com/dividends

British Lang dividends can be paid directly inlo your bank or
building society account instead of being despatched to you by
cheque. More information about the benelits of having dividends
paid directly into your bank or building society account, and

the mandate form to set this up, can be found in the Inveslors
section ol aur websile at britishland.com/dividend-fags

Scrip Dividend S5cheme

British Lana may offer shargholders the oppartunity to
pacticipate in the Scrip Dividend Scheme by offering a

Scrip Alternative 1o 3 particular gividend from time to time.
The Scrip Dividend Scheme aliows participating shareholders
to receive addilional shares instead of 3 cash dividend.

For mare information please visit the Investors section

of our website at britishland.com/scrip-dividend-scheme

Unsolicited mail

British Land is required by law to make its share regisier available
on requesi o gther arganisations. This may result in the receipt of
unselicited mail. To limit this, shareholders may register with the
Mailing Preference Service. For more information, or ic register,
visit mpsontine.org.uk

Sharehalders are also advised to be vigilant in regard to share
fraud which includes telephone calls offering free investment
advice or offers to buy and sell shares at discounted or highty
inflated prices. I il sounds toa good ta be true, it often is Forther
information can be found on the Financial Conduct Authority's
website fca.org.uk/scams or by calling the FCA Consumer
Helpline on G800 111 4748.

The British Land Campany FLC 004621920

Tax

The Group elected for REIT status on 1 January 2007,

paying a £308m conversion charge o HMRC in the same year.
As 3 consequence of the Group’s REIT stalus, tax is not tevied
within the corparate group on the qualifying property rental
business but is instead deducted from distributions of such
income as Property income Distribytions [PID) to shareholders.
Any intome which does not fall within the RE!T regime is subject
to tax within the Group in the uswal way. This includes profils
on property trading activity, property-related feg incame and
interest income. As outlined in Note 7 to the accounts, there
was a shartfall in PtO payments for the year to 31 March 2020.
We remained compliant with the REI! regime throuyh the
payment of additional corparation tax. We continug to pass

all REIT tests, ensuring that cur REIT status s maintained.

We work proactively and openly to maintain a constructive
relationship with HMRC. We discuss malters in real-time
with HMRC and disclose all relevant facts and circumstances,
particularly where there may be lax uncertainty ar the law is
unclear. HMRC assigns risk ratings to all large companies.
We have a low appetite for tax risk and HMRC congiders us

to be ‘Low Risk' |a status we have held since 2007 when the
rating was first introduced by HMRC].

Further information on our Tax Strategy can be found in the section
Our Appreach to Tax Strategy at britishland.com/governance.
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SHAREHOLDER INFORMATION continued

Forward-looking statements

This Annual Report contains certain land we may make other
verbal or written! forward-looking statements. These forward-
looking statements include all matters that are not hislorical fact.
Such statements reflect currenl views, intenlions, expectations,
forecasts and beliefs of British Land cencerning, among other
things, our markelts, aclivties, projections, strategy, plans,
tnitiatives, objectives, performance, financial condition, liquidity,
growth and prospects, as well 35 assumptions about future events
and developments. Such ‘forward-looking’ statements can
sometimes, bul not always, be identified by their reference to

3 date or poini in the future, the future tense, or the use of
‘forward-looking’ terminology, including terms such as ‘believes’,
‘congiders’, ‘estimates’, ‘anticipales’, ‘expects’, forecasts’,
‘intends’, ‘continues’. 'due’. ‘polential’. ‘possible’. ‘plans’,

‘seeks’, ‘projecls’, ‘budget’, ‘ambition’, ‘missien’, ‘objective’,
‘goal’, ‘guidance’, ‘trends’, "future’, ‘outlook’, "schedule’, targat’,
aim’, ‘may’, likely to’, 'will’, ‘would’, ‘could’, 'should’ or similar
expressions or in each case their negative or other variations

or camparable terminalogy. By their nature, forward-loaking
stalernents involve inherent kaown and unknown risks,
assumptions and uncertainties because they relate ta future
evenls and circumstances and depend on circumstances which
may or may not occur and may be beyond our ability Lo control,
predict or estimate. Forward-laoking stalements should be
regarded with caution as actual outcomes or resulis. or plans or
ohjectives, may differ matenally from those expressed in ar impliad
by such statements. Recipients should not place reliance on, and
are cautioned aboul relying on, any forward-looking statements.

Imporiant factors that could cause actual resolis tincluding

the payrnent of dividends). performance or achievermenis of
British Land to differ materially from any ouicomes ang results
expressed or implied by such forward-looking staterrents include,
among oiher things: (al general business and political, social and
econemic conditions glebatly, [bl the consequences of the United
Kingdorn's withdrawat from the Buropean Umen, ¢l industry and
market trends lincluding demand in the property invesiment
market and property price volatility), [dl compeiition, e} the
behaviour of oiner markel participants, {f) changes in government
and other regutation including in relation to the envirenment,
landlord and tenant 1aw, health and safety and taxation fin
particudar, in respect of British Land’s status as 2 Real Eslate
Investmant Trusi), [g) inflation and consumer confidence, th) labour
relations and work stoppages, {i) natural disasters and adverse
westher conditions, )} lerrorism ang acts of war, (k) Brinsh Land's
overall business strategy, Nsk appetite and invesiment choices in
its porifetio management, [t} tegal or other proceedings against or
affecting British Land. tm retiable and secure IT infrasiructure.
in} changes in occupier dernand and terani defauit, {o} thanges

in financiat and equity markets including interest and exchange
rale fluctuatians, {p) changes in accounting pratuces and the
interpretation of accounting siandards, (gl the availability and

cost of finance, {rl the consequences of the Covid-19 pandemic,

{s} changes in construciion supplies and \atour availabitity or

cost inflation and tt} the Ukraine conflict and its impact on supply
craing and the rmacrogconomic oyttook. The Cempany' s prntipal
nisks are desenbed in greater detailin the section of this Anrual
Repori headed Principat Risks on pages 88-94 finclusive). Forward-
tooking statements in this Annual Repord, or the British Lang
wehsite or made subsequentiy, which are atiribulable to British
Land or persons acting on its behalf, should therefore be construed
in tight of alt such facters
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Information contained in this Annuat Report relating to British Land
or its share price or the yield on its shares are not guarantees of,
and shoutd not be retred upon as an indicator of, future performance,
and nething in this Annual Report should be construed as a profit
forecast or profit estimate, or be taken as implying that the earnings
of British Land for the current year or fulure years will necessarily
match or gxceed the historical or published earnings of British
Land. Any forward-looking statements made by or on behatf of
British Land speak only as of the date they are made. Such
farward-looking statements are expressly qualilied in their

enlirety by the factors referred to above and no representation,
assurance, guarantee or warranly is given in relation to them
[whether by British Land or any of its associates, Directors,

officers, employees or advisersl. inctuding as to their completeness,
accuracy. fairness, reliability. the basis on which they were
prepared, or their achievemen! o reasanablangss, Qther than in
zccordance with our legal and regulatory obligations (including
under the UK Financial Conduct Authority's Listing Rules,
Disclosure Guidance and Transparency Rules, the UK Market
Abuse Regulation, and the requirements of the Financial Conduct
Authority and the London Stock Exchangel, British Land does not
intend or undertake any obligatian 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 information on which
any such stalement is based This document shall not, under any
circumstances, create any implication that there has been no
charige in the business or affairs af British Land since the date

of this document or that the informatian contained herein is
correct as at any time subsequent {a this date.

Notng in this document shall constitute. in any jurisdiciion,

an offer or solicitalion to sell or purchase any securities or ciher
financial instruments, nor shall it constitute a recommendation,
invitation or indutement, or advice, in respect of any securities
or other financial instrurnents or any other matter.

The Annuzl Report has bean prepared for, and only for, the
members of British Land, as a body, and rio other persons. British
Land, its Directors, officers, employees or advisers do not accept or
assume responsibility to any other person to whom this documnent
is shown or into whose hands it may come, and any such
responsibility or Liability is expressly disclaimed.
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