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Presentation of tinancial information

The financial statements for the year ended

31 March 2022 have been prepared on the historical
cosl basis, except for the revatuation of praperties,
invesimenls classified as fair value thraugh praofit
or loss and derivatives The financial statements
are prepared in accordance with UK-adopted
tnternational Accounting Standards and the relevant
legal requirernents of the Companies Act 2006
[FRS]. On 3 December 2020 EU-adopted IFRS
was broughtinto UK law and became UK-adopted
Iniernational Aecounting Standards, wath futyre
changes to IFRS being subject to endorsement by
the UK Endorsement Board. The consalidated
finangial statements have transitioned to UK-
adopted International Accounting Standards for the
year ended 31 March 2022, This change constitutes
a change in accounting framework, Howaver, there
is no impact on recogpition, measurerment or
disclosure in the year reported as a result of the
change in framewark. In 1he current financial year

the Group has adopted a number of minor
amendments to standards effeclive in the year
issued by the IASB, nane of which have had a
rmaterial impact on the Group. The accounting
policies used are otherwise consistent with those
cantained in the Greup's previous Annual Report
and Accounts for the year ended 31 March 2021,
The Group’s interests in joint ventures and funds
are shown as a single line item an the inceme
statement and balance sheel and all subsidiaries
are consalidated at 100%.

Management considers lhe business principally
on a proportionally consolidated basis when selting
the sirategy, determining annual priarities, making
investment and financing decisions and reviewing
performance, This includes the Group's share of
Jeint venlures and funds on a line-by-line basis and
excludes non-conlralling interests in the Group's
subsidianes. The financial key performance
indicators are also presented on this basis. Refer
to the Financial review for a discussion of the IFRS

resulis. We supplement our IFRS figures with
non-GAAP measures, which management uses
internally. IFRS measures are labelled as such.

See our supplementary disclosures which start

on page 233 {or reconcilistions, in addilion to Note 2
in the financial statements and the glossary found
at vritishland com/glossary.

integrated reporting

We inlegrale social and enviranmental infermation
throughout this Repart in line with the International
Integrated Reporting Framework. This reflecls

how our industry-teading sustainability strategy

15 integrated into our business, delivering lasting
value for all cur stakehelders. We publish additional
social and environmental data in aur Sustainability
Accounts found at brilishtand.com/dala.

This Report was signed off by the Board
on 17 May 2022,
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Places People Prefer

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

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

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

Visit britishland,cem for more information



2022 KEY FINANCIAL AND NON-FINANCIAL HIGHLIGHTS

Financial highlights

The British Land Company PLC 00621920

Underlying EPS (diluted] Underlying Profit EPRA NTA per share Dividend per share

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

IFRS EPS IFRS profit after tax IFRS net assets Assets under management
103.3p £960m  £6,733m $£14.3bn
2021: {171 2p 2021: €£11983km 2021: £5,983m 2021:£12 7bn

~ 7 Operational highlights

'Stakeholder cutcomes

39m sq ft

{easing activity

Our sirongest performance in
10 years

1.7m sq ft

committed developments

Including 585,000 sq ft
at Canada Waler

14.8%

total accounting return

Driven by the EPRA NTA per
share uplift of 12.2%

23949

beneficiaries from our
community activities

Focused on education,
employment, local business,
wellbeing and connecting local
peaple and organisations

6.8%

valuation gain across
the portfolio

Oriven by an uplift of 20.7%
In retail parks and 11.7% in
Campuys developments

£1.3bn

gross development value of
urban logistics pipeline

Assembled in 12 months

632

kg CO,e per sqm
average embodied carbon in
office developments
Prioritising re-use of existing
materials and piloting more
sustainable alternatives

$£2.2bn

capital activity

Inctuding €£299m from Canada
Water and £6%4m from
Paddington Central

Ipost year end)

A

senior unsecured credit rating

With £1.1bn of hinancing activity
during the year

F British Land Annual Report and Accounts 2022

5-star

GRESB rating

Including a 5 star rating in both
standing assets and
developments

69%

staff engagement score

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

Focus on value creation

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

Rear ahout our Strategy on pages 14-27

Attractive development pipeline

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

opportunities with a gross development vatue of

Read more about our developments on pages 20-21

Strong balance sheet

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

to progress our strategy.

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

Best in class platform

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

Read sbout our pecple on page 17 and pages 35-37

Excellent ESG track record

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

Read about 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 The Beitish Land Company PLC 00621920

Canada Water:
our investment
case in action

—— e . o PR— - - VS S S Oy VIS

Focus on value Best in class

creation platform

The Canada Water Masterplan wilt create Dur expertise scross investment,

an estimated £2bn of value for the jaint planning, development, assel management,
venture by the time it completes in 2030. sustainability and financing makes us a

We have been planning this 53 acre preferred partner for institutional capital,

redevelopment project since 2013 and this  helping us to attract AustralianSuper to
year, to accelerate its delivery, we formed the scheme. We will continue to use our

a joint venture with AustralianSuper who platform to develop and manage the
share our vision for the Masterplan. Masterplan on behalf of the joint venture.
Read about our strategy on pages 16-27 Read about our pecple on pages 17 and 35-37

Image is a CG/

& British Land Annual Report and Accaunts 2022



Attractive
development pipeline

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

Read more about our developments on
pages 20-21

Excellent ESG
track record

Understanding the environmental impact
of 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. Qur strong track
record of community 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 af developments on
pages 20-21 and our decision making process
an pages {00

The British Land Company PLC 0042192

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, working in
partnership is an important part of cur
approach to managing risk as 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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QUR PORTFOLIO

Knewledge Quartar
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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 guality and sustainable buildings
with an atiractive public realm where
businesses can cluster together to
drive growth and innovation.

We are delivering a fourth Campus

at Canada Waier and have identified
apporturities to take this successful
_modef outside London, targeting centres
of innovation such as Oxferd, Cambridge
and well established research parks,

We create vatue through development and
have assembled an 8.4m sq ft development
pipeline across our Campuses, with 1.7m
5q ft already committed.

& British Land Annual Report and Accounts 2022

§.6m sq ft pipeline of Campus developments

2-3 Finsbury Avenve. Canada Water

Broadgate

Some images are CGls

Read mare about gur strategy on pages 16-27

53 acre redevelopment
schemein zane 2

Priestley Centre, Surrey
Research Park



Retail & Fulfilment

Qur Retail & Fulfilment

portfolio focuses on formats which
complement the growth of online.
A key focus is urban logistics in Lendan.
In 12 months we have assembled 2
development-led pipeline of opportunities
with a gross development value of £1.3bn
which align tn our expartise in delivering
complex projects in London.

This complements our retail parks business
where we are the UK ne. 1 owner and
operatorin the sector which has emerged
as the preferred format for retailers.

Qur porifolio of shopping centres includes
well located open air schemes, as well as
traditional-covered centres=— -

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

Y Traditional covered
schemes
Open air schemes
primarily retail parks
Pipeline urban
logistics
Innovation Campuses
opportunity

United Kingdom

The British Land Company PLC 00621920

Retail & Fulfilment
A medern, well located
UK network

British Land Annual Report and Accounts 2022
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HOW WE DELIVER VALUE

Places
People
Prefer

Our inputs —>

People

- Breadih and depth of our experiise

- Diverse and inclusive environment

- Culture of tearnwork and collabaration

Portfolio
— et o s 22 Well-connecied, high quality London Campuses
- Prime portfolio of well tocated retail parks
-~ Attractive development pipeline focused on
Campuses and urban logistics in London

Relationships

~ Close customer relationships

- Successful joint veniure pasinerships
- Stirong links with local communities
- Trusted partner for local authorities
- Gaod relationships with key suppliers

Financial strength

- Strong balance sheet

- Diverse and tlexible sources of finance

- Successiul partnerships which mitigate risk

The British Land Company PLC 00621520

Our purpose is to create and
manage Places People Prefer

Our competitive strengths —>
in development and active
asset management

Susidinable Operations &
huildings placemaking

Our values underpin everything we do:

Bring your Listen and
whole self understand

] British Land Annual Report and Accoynts 2022

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

Investors

We target an average total agcounting
return {TAR| of 8-10% through the cycle by
facusing our capital on oppartunities which
leverage our skill setin asset management
and development to create valye.

14.8% TAR
People

We create a diverse and inclusive
environment which enables our people
to achieve their poiential, Qur parifolio
includes some of the mosl exciting
apportunities in real estate, enabling us
to attract the best talent in the industry.

69%

engagement score

Customers

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

39m sq ft

leasing

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

Actively manage

& develop

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

Recycle capital

We actively recycle capital
oul of mature assets and
into opporiunities where

we can create value threugh
development and asset
managemeant. We work

with partrers lo mitigate
financial risk and access the
best opportunities and we
supplement returns with
managemant fees from
joint projects.

Sustainability

Suslainability 1s ingrained in everything we do. Our strong track record in environmental
and social sustainability drives value for our business and delivers positive autcomes far

our stakehotders.

Read about gur stralegy on pages 16-27

British Land Annual Repart and Accounts 2022

Communities

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

354

supported into employment

Partners & suppliers

We develop long term relationships with
suppliers, local authorities and partners
to deliver projects which are successful
for all stakehalders.

71%
main contractor spend within local
London boroughs

Read about our stakeholders on pages 32-34



CHAIRMAN'S STATEMENT

Tim Score
Chairman

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

for our business

“Qur platform at British Land  Dear Shareholders
is unique” One year ago. pur Chief Executive, Simon
: Carter, set out a clear strategy to focus

our business on what British Land does
best — development and active asset
management. Our platform at British
Land is unique: we have delivered some
of the highest quality and mast complex
davelapments in Londan and we have 3
full suite of operational capabilities ranging
fram investment to planning, development,
asset management and sustainability,
These are strong compelilive advanlages
which we align 16 growth areas in
our markets.

10 British Land Annual Report and Accounts 2022
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Strategic and operational
progress

The opportunities which currently best
match our strengths include delivering the
best, most sustainable workspate into a
market that is gravitating towards quality.
Our Campus model, which combines
modern, sustainable workspace with
angaqing places to spend time outside

the office is a key advanlage in this respect,
underpinning a record year for leasing.
Building on this approach, this year we have
acquired our first Campus assets sutside
London, where we see a real opportunity

to deliver a similar proposition in markets
where supply is very constrained.

We have also targeted opporiunities in
urban logisiics, where our abitity to develop
complex schemes means we ¢can unlock
value by repurposing or intensifying existing
duildings which others may be unable ta do.
From a standing start, our urban logistics
pipeline is now £1.3bn in gross development
value and is focused on Londgn.

We anticipated retail parks would become
the preferred lormat for retailers and
continued Lo invest in and to actively
manage these assets, which have
delivered 20.7% uplift aver the year.



Underpinning our approach is an active
programme af capital recycling. We agreed
a joint venture at Canada Water with
AustralianSuper, enabling us to accelerate
the delivery of aur Masterplan, enhancing
our returns but also helping to manage the
risk assocCiated with a project of this scale.
Post year end, we sold a 75% interest in
the majority of our assets at Paddinglon
Central, creating a new joint venture where
we have joint control and releasing capital
te target growth opportunities elsewhere.
Overall, our approach has delivered a total
accounting return of 14.8%.

Supporting Ukraine

To suppart those affected by the war
in Ukraine we donated £25.000 to the
Disaster Emergency Committee which
included matching personal donations
from our people. We also donated
£5,000 to the Wkrainian Cathedralin
Marylebone, close to our head office.

At Paddington Central, we pledged
£36.000 funding for a scheme to
support the Ukrainian Institute setting
up an English Language Schoal fer
refugees and have donated space to
host classrcoms at Storey Club. Ata
number of assets, we have rolled out
specific QR codes o enable people to
make dopations to the British Red
Cross easily.

Continued focus on ESG

Despite the disruptions of the pandernic, we
have maintained our focus on sustainability.
We delivered our second nat zero carbon .
development at 1 Triton Square and are on
site at Canada Water, which will be one of
London’s most sustainable redevelopment
projects ever. | continue (o believe that
sustainability represents a real compelitive
advantage for our business:- we ran

‘whote life' carbon assessments on

our develapments long before that was
standard practice and we are now reaping
the bernefit as 1nuie and more businesses
want suslainable space. You can read more
about this approach on pages 38-59.

On the standing portfolio, we have
completed net zero asset audits at our
targest assets and have a clear plan to
improve efficiency building by building.
Cn pages 457-59 we have provided full

disclosure on the climate-relaled risks and

opportunities for our business, in line with
TCFD requirements and the implications of
the scenaric testing are being integrated
within our long term strategic planning.

On the social side, our programmes have
continued to facus on those who have

heen impacted by Covid-19. One of aur
strongest social contributions is connecting
customers with community partners,
because they have a real willingness and
abiity to provide suppertin key areas like
education, emptoyment and local husiness.

The British Land Company PLC 00621920

The community funds we launched ai
Broadgate and Paddington, funded and
{ed by our customers, are testament

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

Qur people

Our strategy is focused on our competitive
strengths, s0 our pecple are critical to its
success. We know that to be most effective,
we need io cultivate a truly diverse and
inclusive culture, so this year we launched
aur Diversity, Equality & Inclusion Strategy,
setting out cormitments te drive this
agenda at British Land between now and
2030; you can read more about this on
pages 35-37. | was pleased that this

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

As the impact of Covid-19 has centinued
throughout the year, the wellbeing of our
people has been our prierity and we have
an established framewark to support this,
focusing on mental health, We have been
delighted to see owr own affice return to
lifa. Like our occupiers, we believe that
physicalty working together is critical to
our success and we are already seeing
the benefit of that.

Broadgate

We are delighted that
1 Broadgate is fully
let [or placed under
aption), four years
ahead of completian.
The strong
sustainahility
credentials of this
building were a key
factor in attracting
oceupiers JLL and
Allen & Overy

Image is a CGI
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CHAIRMAN'S STATEMENT continued

Financial position

Qur strang financial position has supported
our strategy. enabling us to investin
opportunities which will create long term
value far our business. To maintain this
mamentum, we are aclively recycling
capital out of mature assets, most recently
crystallising £694m of vatue from the part
sate of Paddington Central post year end.
which reduced loan to value to 28.4%

{on a pro forma basis}.

Development is a key driver of returns and
central to our sirategy, but we take a very
measured approach to new commitments.
In addition to focusing on areas of strength,
we increasingly work in partnership to
share risk and access the best opportunities,
wilh new joint venlures agreed at Canada
Water and post year end, a1 Paddington,
We acl quickly to Tix develapment costs
and have benefited frorn this in the current
environment, with $1% of commitied __
development costs already fixed. Qur
strang relationships with contraciors,

built up over many years alse position

us well on our future commitments.

We were also pleased that our debt
transaction for 100 Liverpool Sireet has
been voted Financing Deal of the Year:
UK by Real Estate Capital Eucope. This
was our first 'Green Loan’ and an
excellent precedent

Peterhouse
Technology Park

B.25 acre site just
outside Cambridge
centre comprising four
buildings which are
fully let to ARM forits
global heatdquarters.
Acquired far £75m.

172

The Board

Thus year we strengthened our Board with
two new appointments. Bhavesh Mistry
joined the Board as CFO from Tesco in July
2021 and we are already benefiting from the
fresh perspective he brings to our business.
We were also delighted to welcomnea Mark
Aedy to the Board in September 2021,

Nicholas Macpherson has decided not to
seek re-glection al the AGM in July 2022 at
the conclusion of which he will stand down.
Nichulas has served with distinction an the
Board since 2016 and we thank him for his
valuable contributions.

Outlook

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

We have laid the foundalions to lake,

~ DU Campus Model colsige Lenddn wilh
acquisitions in Cambridge and Guildford,
and continue to assess similar opporlunities
in established hubs of innpvatian. We have
assembled a significant pipetine in urban
logistics and our expertise in complex
developmenl and asset management
positions us well to build on this. In addition,
our platferm provides an excellent base
from which 1o embark on new opportunities;
at Canada Water, for example, we have the
scope to do thai, with education, healthcare
and residential all exciting potential
growth markets,

British Land Annual Report and Accounts 2022
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However, we are very aware that global
evenls and theif repercussions in our
markeats pose a potential challenge for us.
Escalating prices impact our occupiers,
consumers and our own deveicpment
activily. We are taking actions ta mitigate
these risks and tocking forward, we benefit
from very streng relationships throughout
our supply chain,

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

Tim Score
Non-Executive Chairman

Road our Chairman's inlrpduction 1o torporate
governance on page 99



CHIEF EXECUTIVE'S REVIEW

Simon Carter
Chief Executive

Delivery against strategy
driving strong performance

We have a clear strategy to exploit our
competilive strengths in active management
and suslainable development to drive value
for our shareholders across our Campuses,
Retail Parks and London Urban Logistics.
Our platform makes us the pariner of
choice for institutional investors, enabling
us to recycle capital, earn fees and
crystallise returns. The success of this
approach is reflected in the strength of

our {easing, where our Carnpus model

is an important diféerentiator, and by the
exceptional performance of our Retait
Parks. In Urban Logistics, we have
assembled a development pipeline over
the last year with a gross development
value of £1.3bn locused on London where
the market dynamics are very favourable.
Qur strategy and operational perfermance
has delivered a total accounting return of
14.8% for the year.

Operational performance

Campus leasing aclivity was strong at 1.7m
sq ft of lettings and renewals, 5.4% ahead
of ERV. This includes letiing or placing
under opiion all the office space at our

¥ Broadgate development, securing E$3.7m
aof rent. Posl year end, we were pleased to
have placed a further 103,000 sq ft under
affer at our Norten Falgate 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 §lexible
space and excellent transport connections.
Our Campys model delivers against these
customer demands making it the premier
office portfolie across Lendon. Campuses
were up 5.4% in value. driven by our
successful leasing activity and

inwards yield shifi of 11bps.

The British Land Company PLC 00421920

In Retail & Futfilment, lettings and renewals
covered 2.2rn sq ft of space, including 1.5m
sq ft of long term deals, overall 2.8% ahead
of ERV. Retail Parks, where we are the UK
number 1 owner and cperator, accounted
for 40% of that activity. They are the
preferred format for retailers, reflecting
their online channel compatiility and
afferdability, underpinning impraoved
occupational demand. As a resull.

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

This performance is a strong endorsement
of the value prapasition we identified

early, following which we agreed £400m

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

Strategy

We facus our aciivities on two strategic
themes which play best to our skill set and
where we currently see the masl atlractive
opporiuniites Lo drive future returns:

- Campuses - Dynamic neighbourhoods
focused on customers in growth and
innovation sectors including technolagy,
science, engineering and heatth; and

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

British Land Anaual Report and Accounts 2022 K]



CHIEF EXECUTIVE'S REVIEW continued

Progress against the Priorities for our business
Avyear ago, we identified four clear priorilies far our business. We have delivered strong progress in each area since the start of the

financial year which is summarised below:

Prionity Pragressin FY22

The British Land Company PLC 00621320

Realising the potential of
our Campuses

New joint venture with AustralianSuper a1 Canada Water accelerating delivery and returns {rom
the Masterplan :
- Acquired £102m of assets outside of London aligned lo growth and innovation including

Peterhouse Technology Park in Cambridge. The Priestley Cenlre and Waterside Heuse in Guldford
Attracted innovative and growing businesses 1o our Campuses including lettings of 134,000 sg ft ta

JtL and 254,000 sq ft to Allen & Overy at 1 Broadgate and 315,000 sq {t to Meta at § Triton Square
- Slorey occupancy improved o 86%

L)

O

Progressing value
accretive development

Delivered 1 Triton Square, cur second net Zero development, fully et 1o Meta

- On site with 1,7m sq ft of nel zero development, with new commitments inctuding Phase 1 of Canada
Water and Phase 2 at Aldgate, our first build to rent residantial develapment

- Onsite at The Priestiey Centre, Guildford, cur first (ab enabled office

- 91% of cosis fixed across committed developments; tenelitting from excellent, long 1erm relationships
with Tier | contraciors
- 1.3m sq fi planning consents received in the year with a further 2.5m sq ft under submission lbased on

gross areal

O - Assembled an urban logistics development pipetine with a gross development value of £1.3bn including

Targeting the
opportunities in
Retail & Fulfilment

acquisition 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 lo 100%

~ lncreased retail park occupancy by 270bps to 97.4%

O ~ Total capital activity of £2.2bn

Active capital recycling

- E645m Retait & Fulfilment acquisitions
-~ £102m additiens to our Campuses posticlia
- £1.1bn of linancing activity in the year

~ £694m sale of 75% of majority of assets at Paddington Central post year end
~ £290m sale of 50% in the Canada Water Masterplan

Campuses

The key theme underpinning our facus en
Campuses is thal demand will gravitate te
the best, rnost sustainable space. Building
an our success at Broadgate, Regent's
Place and Paddington Centrat, we are
delivering a fourth Campus at Canada
Waler, a 53 acre development opportunity.
in order to accelerate the delivery and
returns of that scheme we sold 50% of

our share to AustratianSuper for £290m

tn Mareh 2022 creating 3 new joinl venture
with a partner who shares our vision for
Canada Water, This praject will be a key
driver of value for our business; Phase 1
delivers an IRR for 8ritish Land of ¢.11%
and the whole project is expecled to deliver
c. £2bn of value for British Land and
AustratianSuper, equating ta an IRR in the
low teens. In April 2022, we also announced
that we had exchanged on the sale of 75%
of the majonty of assels in Paddington
Central. This has been an excellent
investment for British Land, delivering

2 lotal property return of 9% per annum
since acquisition. The praceeds from

this transaction wili be invested in vaiue
accretive development opportunities across
our portfalio, as well as the other grawth
areas we have identified.

We continue to evolve our Campus model
to align with high grawth and innovation
sectors. Qur maodel is particularly attractive

10 businesses which like to cluster together,

in sectors such as technolagy, science

and engineering. Regent's Place, given its
focation in the Knowledge Guarter provides
an exciting opporiunity in this regard.

We also see the potential to drive value

by taking the Campus model outside of
London. We are targeting development
opporiunilies in innovation hubs such as
the Golden Triangle and made £302m of
acguisitions in Cambridge and Guitdford

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

The Priestiey Centre which is one of two
properties we acquired an Surrey Research
Park, togather totalling £27m and in
Cambridge, we acquired the Peterhouse
Technology Park for £75m in August.

Retail & Fulfilment

in Retail, last year, we identified a value
opportunity in Retail Parks reflecting
attractive relative yields coupled with
custemer greferance for this format.
Qur portfolio is now valued at £2.1bn
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which includes acquisitions of £350m in the
year [in addition te the £49m in FY21{. This
timely investrment meant we benefitted from
significant yield compression to deliver 3
31.6% total property raturn on the retail
park partfolio as & whole. We expect to
make further, selective acquisitions given
our compelilive advantage in sourcing,
underwriting and assel managing but

we will maintain our discipline on returns.

In Urban Logistics, the chronic shartage
of space in London is the key therne
underpinning our focus en this part of the
market. Demand is strong reflecting the
growth of e-commerce and in particular
rising consumer expectations fer same
day/next day delivery. This has been
supplemented by new saurces of demand
such as "quick commerce” and "dark
kitchens”. Supply of the right kind ol
space in London is highly constrained and
requires innovative solutions lo increase
density and repurpose space which plays
well to our skill set in site assembly,
planning and delivering complex
developmenis in Central Londen.

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



of gross development value which focuses
on Landon and will deliver a sizeable
platform for British Land in this exciting
growth market. Hannah Close in Wembley,
our mast recent acguisition, is an excelleni
exarmnple of how even in a highly competitive
market, we can leverage our skills in
ptanning and development te intensify
axisling buildings threugh multi-storey
development to create value. We alsg invest
in repurposing opportunities including the
Finsbury Square car park, centrally located
in the City as well as other apportunities
across our portfolio. Overall, the blended
foracast IRR from acquisition for our urban
logistics opportunities is €.15% which is at
the top end of our target range of 10%-15%.

Capital allocation and

balance sheet

A key priority for our busingss is lo actively
recycle capital. We have demonstrated

our nimble and value driven approach

with T1.2bn of asset sales and E747m of
acquisitions. The recent Paddinglon Central
transaction has further strengthened our
halance sheet with pro forma loan to value
now al 28.4%, well positicned in current
markets. Qur performance demonstrates
that we are allocating capital smartly,

with strong valuation uplifts on our
developmenis and our Retait Parks.

We target an average total accounting
return of 8-10% through the cycle. This is
based on a total properiy return of around
7-8%, adjusted for administration costs and
the positive impact of leverage. We seek to
create value through aclive management
and development. We target development
1RRs of 10-15% compared to our standing
investments where returns and risks are
typically lower. We will remain focused on
actively recycling capital and will look 1o
crystallise value from mature ang lower
returning assets and reinvest into higher
returning oppartunities.

We rmaintain 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 whigh

was veted Financing Deal af 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 cur
policy of setting the dividend at 80% of
Underlying EPS.

Our people

We are delighted to see our people back in
the office. Like so many of our customers,
we canlinue to recogrise the benefits that

hybrid working brings and 1o suppart our
people with more flexidle arrangements,
whilst alse reaping the benefits of working
more collaberatively when together in

the office.

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

the Parker Review an ethnic diversity

at Board lavel. We were also pleased to

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

Bhavesh Mistry joined us as Chief Financial
Officer in July 2027 and we are already
benefitiing from the fresh perspeclive he
brings. We were also pleased to welcome
Mark Aedy to the Board as a2 Non-Executive
Directar in September 2021. Nichelas
Macphersen has decided not to seek
re-election as a Non-Executive Director at
the AGM in July 2022, at the conclusion of
which he will stand down from the Board.
Nicholas has served with distinction on the
Board since joining it in 2015 and we thank
hien for his valuable contribution.

Qutlook

We are mindful that the year zhead will be
impacted by heightened macroecanomic
and geo-political uncertainty. in the context
of higher inflation, we are seeing inveslors
ratate out of bonds and increase their
allocations to reat estate, particularly in
subsectors with strong pricing power and
affordable rents. We are well positioned

in this respecl acrass both Campuses and
in Retail & Fulfilment. In addition, we are
pleased with our financial pesition and that
our strong mamenium has continued inta
the new financial year.

Qur Campus offering provides customers
in London with best-in-class space where
we expecl demand to rermnain strong,
particularly from the growing, nnovative
businesses we are targeting. Rents typically
represent a small proportion of salary
casls. meaning demand is less sensilive

to price and for prime London office space,
vacancy remains tow and new supply is
canstrained. Reflecting these dynamics,
and continued gravitation to the besl space.
our central case is fer rental growth an our
Campuses of 1-3% with the potential for
some further yield cornpression.

We expect the strong occupational demand
for our Campus developments to continue,
reflecting 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 Dutstanding This year
construction cost inflation 1s likely to

be between 8-10% and we are pleased to
have fixed 91% of the cost on our committed
development programme of 1.7m sq fi.
Forecasting is difficult with elevated
uncertainty, but our base case is for
censtruction cast infiation to moderate

1o 4-5% over the next 18 months as
commeodity, transportation and energy
prices continue to increase but at a lower
rate and capacity in the construction
industry slowly increases. The attractive
IRRs we are forecasting on our development
pipeline of 10-15% incarporaie these lavels
of construction cost inflation and additional
contingencies. Higher 1land values mean
that returns from London development

are more insulated [o cost inflation than
development in other parts of the country
and we anticipate being able to achieve

the modest increase in rents needed to
cffset any further cost inflation above

our base case.

In Retail Parks, we attract a broad tenant
base and space is maore affordable than
alternative formats, thereby making them
attraclive for retailers facing increased
margin pressures due to rising input prices
and labour costs; supply is relatively tight,
with retail parks accounting for around
10% of the total retail market and vacancy
falling. We expect the value play opportunity
in retail parks to cantinue and our ability to
unlock value through asset management
means we are wall placed to make further
acquisitions whilst retaining a strong focus
on returns. Overall, we expect rents ta

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

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

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

Crrrn

Simon Carter
Chief Executive
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Our strategy is to create value

by focusing on opportunities where we can

leverage our competitive strengths in active
asset management and development,

' r Qur key focus areasﬂ

Campuses
T T T OurCampuses combine well " Condon Campuses: Innovation Campuses -
connected, high quality and Qur Campuses are animportant  outside London:
suslainable buildings with differentiator for us. With our experlise in planning,

development and asset
managerment, we see a clear
opporiunity to take our Campus
maodel to key hubs of innovation
like Oxford and Cambridge,

an attractive public realm
and great ameniiies.

Businesses are able to cluster
together and expand and their

As the markel gravitaies towards  employees benefit fram the retail,
the best space our Campus model leisure and open space that

is an important advantage. surrgunds them.

0*

Retail & Fulfilment

Qur Retail & Fultilment portfolic  Retail parks: Urban Logistics:
1s focused on retail parks which We are the market leader in UK Our strategy is to intensify and
complement the grawth of onling.  retail parks, which have emerged  repurpose existing buitdings 1o

- as the preferred format for deliver new urban logistics space
We are also builging 3 ) } . T
- retailers due to their lower in London where supply is highly
developrnent-led urban logistics . R
- ‘ occupancy casts and canstrained, requiring innovative
business in London and have N .
camaatibibity with enline. - development-led solutions.

assembted a pipeline with a gross
development value of £1.3bn.

| We have four strategic priorities for our business:

(O Realising the potential of ) Targeting the opportunities
our Campuses i Retail & Fulfilment
{OProgressing value CrActive capital recycling

accretive development




OUR PEOPLE DELIVER OUR STRATEGY - OUR EXPERTISE |5 OUR COMPETITIVE ADVANTAGE

Elizabeth
Investment Associate: works on acquisitions and

dispasals acress the Company's retail, office and

urban logistics partfolio. Part of Peterhouse
Technuolugy Park acquisition team.

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

securing planning permission for the 718,000 sq it

2 Finsbury Avenue.

7

Karina

Senior Sustainability Manager. supports our
project teams ta reduce embedied carbon in

qur buildings and deliver net zera developments.

Alex
Office Leasing Oirectar: part of the team which
leased 1 Broadgale to Allen & Qvery and JLL.

Lynn

Project Director, Norton Folgate: responsibte for
development design. procuremenl construction
and management.

Emma

Head of Brand and Experience: responsible
lor creating asset brands and experiencas
that engage with our audiences.
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Nina

Estate Director. Regent’s Place: responsible for
operational and day-to-day properly managemeni
of the Campus.

Hursh

Head of Capital Markets: part of the Treasury
team which raises and manages finance for
British Land and 115 joint ventures, including
the £420m Green Loan for 100 Liverpool Sireet.

?

Ade

Head of Employee Relations: part of the team
responsibte for delivering our people agenda
and driving our Diversity. Equality and
Inclusion strategy.

ey

, Investment

- Acquired £295m of urban logistic
oppertunities, amassing a portfolio
with a GOV aver £1.3bn

- E1.2bn ol disposals, including rmajority

sale of Paddingion Central and 50%

sale of our share of Canada Water

2. Leasing & asset management

- 3.9m sq ft of leasing across the porifolio,

the strongest in ten years

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

3. Property management

- 4.4/5 customer satisfaction score

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

4. Planning

- 1.3m sq ft [gross areal of planning

consents achieved inctuding 2 Finsbury

Avenue and Internaticnal House, Ealing

- Further 2.5m sq ft [gross area) planning
applications under submission

5. Development

- Completion of 1 Triton Square

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

&. Finance

- {£1.1bn of financing activity, including
Green Loan and £5G-linked RCFs

- Refinancing date extended to late 2025

- Seniorunsecured credii rating of ‘A’

7. Sustainability

- Secand nel zerc carbon development
at 1 Triton Square

- 29 net zero asset audits completed
at our assets

- 103 community initiatives delivered
at our places

8. Marketing

- Creating brands, messaging and
experiences thatinspire and engage
aur customers and the people who visit
our places

9. People

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

- 8.1% reduction in the ethnicity pay gap

- 8.4% reduction in the gender pay gap
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STRATEGY IN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM

Our unique
Campus model

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

of amenities nearby for people

to enjoy outside of office.

Our Campuses are unique in delivering

in all these areas, making them the premier

=office portfolio across Londen. Because we
own the spaces between our buildings, we
can curate an engaging public reatm and
our placemaking activities help 10 foster a

sense of community amongst our occupiers

and with tocat people. The Campus model
also enables occupiers to grow with us -
occupiers can upscate an or between our
Campuses and we provide additional
flexibility through Storey, enabling them to

take additional space on a short term basis.

Attracting
successful
businesses

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

This wi(l be the most energy efficient
building we have ever detivered, a
factor which was key to both deals and
demonstrates the growing impartance
of sustainability to our occupiers.

1 Broadgate
Image is 2 LG/

Allen & Overy

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

Gareth Price,
Managing Partner
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JLL

"Working in partnership with British Land.
we have a real opportunity to achieve one of
the most sustainable and technolegically
advanced warkplaces in the UK. The
campus excels in the connectivity and
amenitigs, providing our peaple and clients
with a vibrant, dynamic and collaboralive
space. 1 Broadgate will enable us to
significantly push the boundaries to
enhance productivity, improve wellbeing
and support 8 wider community through
British Land's approach to managing

the Broadgate campus and its

Community Framework.”

Stephanie Hyde,
Chief Executive, JLL UK

Allen & Overy have taken a minimum of

254,000 sq ft
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JLL have taken a minimum of

134,000 sq ft



Replicating the
Campus model

Peterhouse Technotogy Park

Building on our sucecess in London, we see
an opportunity o reproduce our Campus
mode! in other hubs of innovation.

The areas in and around the Golden
Triangle of London, Oxford and Cambridge
are established centres of knowledge-
based industries. These three cities receive
more than £8bn of venture capital funding
annually and account for the majority of
successful businesses spun out af 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 oppartunities for operators with
expertise in planning, asset management
and sustainable development and who can
demanstrate a solid track record of making
a positive local impact.
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Such opportunities play to our strengths,
and we have demonstrated our ability 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 £E9m per acre.
The buildings are fully let to ARM,

one of the UK's most successful
technology businesses.

This acquisition offers a number of
apportunities; we are well placed to benefit
from a streng rentat market and two of

the buildings are lab-enabled enabling

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

Attractive
development
pipeline

We have created attractive
opportunities for development
across our portfolio.

Completed

A 1 Triton Square

Office-led redevelopment at Regent’s Place, fully
pre-let to Meta, Law erbodied carben at 436 kg
COze per sqgm, with residual embodied carbon
offset through certified schemes, making this

our second net zero carbon development.

369,000 sq ft

Committed

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

.o - - -81,000sqft

A Norton Folgate

Office-led redevelopment in Shoreditch,
integrating 302,000 sq ft of office space
alongside retail and residential to create
a mixed use space that draws an the
historic labric of the area.

336,000 sq ft
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« Aldgate Place, Phase 2
Buitd-to-rent residential-led
scheme in Aldgate, delivering
15% homes with 19,000 sq ft
of office spate.

136,000 sq ft

A 1 Broadgate

Qffice-led redevelgpment at Broadgate including
46,000 sq ft of retail connecting Finsbury Avenue
Square with 100 Liverpesl Street and the
Broadgate Circle to create a retail, leisure and
dining hub, Office space is fully pre-let or under
aption to JLL and Alien & Overy.

544,000 sq ft
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Near term Medium term

W Euston Tower

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

578,000 sq ft

A 2-3 Finsbury Avenue

Office-led redevelopment at Broadgate,
including ground floar 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, retail and
cammunity space.

4.5m sq ft

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

Fhree buildings delivering a mix of office, retail, | Ofice-led redevelopment at Paddington Central,
leisure and residential with 245 homnes planned achieved planning in 2021. British Land retains
acress a range of tenures and afferdability. a minimum 50% interest jn the development

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

A Thurrock

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

Allwnages are CGls apart from 1 Triton Square 559,000 Sq ft
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STRATEGY IN ACTION - LEVERAGING OUR BEST !N CLASS PLATFQORM 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 Liverpoal Street, our first
net zero carbon development, was named
Green Building Project of the Year by
BusinessGreen and received a UK Civic Tt e
Trust Award for making an outstanding
contribulion to the quality and appearance £
of the built environjnenl. BREEAM
EXCELLENT

Blossom Yard & Studios
image is 3 CGI

Refurbishing, extending and
creating new buildings

17,000 sq ft

Timber floors retained, tagether
with original brickwork and
Victorian ironware 130 years old to create new buildings,
delivering 334,000 sq ft of modern
workspace in a historic part of London.
Interlinking the old and the new has called
for innovative construction techniques and
comptex temporary works. The project
draws heavily on our skills and experience
of complex development in London.
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Al Norton Folgate, we are refurbishing and
extending warehouses which are more than
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60%

of construction spend
to smail 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 instatted
directly onto the huildings. This significantty
reduces the number of vehicle movermnents
to and from site, reduces noise and air
pollution and delivers safety and

quality benefits.



Achieving our sustainability goals
at Norton [olgale

Across our developments we prioritise the
re-use of existing materiats. 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 Blossom Studios, one of the buildings
within the Narton Folgate development we
have dene both, We retained atmost all of
the existing fagade and 80% of the floors,
and all the timber joists were individually
assessed with most being re-used. We
rebuilt some internal walls re-using
reclaimed bricks from the original building
and retained original features such asiron
columns and glazed bricks to preserve the
original character of the building. New
materials focused an responsibly sourced

and low carbon alternatives; we are using
100% FSC [Forest Stewardship Councill
woed and all the concrete used has 40%
cement replacement.

As a result we currently expect embodied
carbon to be 403 kg COze per sgm (434 kg
CO:e per sqm for the whole

redevelopment}, ahead of our 2030 target.

Tao drive aperational performance we are
adding roof top solar panels and using air
source heat pumps to deliver all electric
affices with 100% green power, so
eperational 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 people to enjoy

and to support biodiversity.

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

Circular economy and materials

@) Amost all the existing fagade structure and
floors retained

@) 100% FSC/PEFC wood
o Concrete with 40% cement replacement {GGBS)

Energy and carbon

o Solar contrel windews, using shade 1o
reduce solar glare but allow daylight in

e Air source heat pumps
e Rooftop salar panels
0 Highly efficient heal recovery

0 Erergy efficient internal/external lighting
and control

€ 2l electric building with 100% green power

@ Smart enabled to analyse and optimise
operational performance

Climate resilience

0 Rainwater attenuation tank enabling
rainwater harvesting

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

Wellbeing

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

m Enhanced air quality with fresh air rate
exceeding 12 Litres per second

@ Storage capacity for 136 bicycles
with changing facilities

Biodiversity

@ Landscaped courtyard

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

Creating value
in Retail

Our Retail & Fullilment portfolio

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

of retail park space in the UK.

They account for 60% of the Retail
& Fulfilment portfolio.

Identifying the value opportunity

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

For retailers, retait parks are an impaortant
part of an omnichannel strategy because
they support an online offer in severat ways:

- they facilitate “ctick and cotlect’ by
combining larger format stores where
mare stock ¢an be held on site with car
parking facilities — enabling people (o
collect their gopds themselves and
reducing the cast of last mile delivery
for retailers;

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

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

Retail parks present a clear opportunity
for us to drive vatue based on our ability

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

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

The value of our retail park portfolic now
stands at €2.tbn and delivered a total
praperty return of 31.6% this year.



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

Customer

“Warking with British Land, we're creating
a new eultural 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
our programme, transforming an old
nightclub into 3 community destination,
reinvigorating this part of the high street.”

Preston Bensan,
The Really Local Group
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Active asset management is abaut curating
the right mix of eccupiers at each place te
create d sense of authenticity and provide
people with more reasons to visit.

For example, this year, at Ealing we

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

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

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

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

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

Community partner

“The reason our recruitment and skills
partnership weorks so well is because
there's a real family feel at Fort Kinnaird.
Retailers trust us to understand what they
need. Drawing on our network of resource,
we've supported nearly %0 people into jobs
since April 2021 and delivered employability
sessions to over 130 young people.
Retailers know that, if problems come up,
we'll step in for our vulnerable clients,
helping with childcare, work outfits and
food, and keeping families going until their
wages come in.”

Rona Hunter
Capital City Parinership, Edinburgh
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STRATEGY IN ACTION - LEVERAGING QUR BEST IN CLASS PLATFORM continued

Identifying
opportunities
in Urban
Logistics

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

>5% pa

Average rental growth
farecast 2022-2024

$82m

acquisition

Image is a CGl

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

Al the same time the ability to create

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

[ Urban logistics |

Thurrock Shopping Park

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

In July 2021 we acquired the Thurrock
Shopping Park, where we see an
opportunity to repurpose around twe
thirds of the space to urban logistics
with the remaining space continuing
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Our strategy is to deliver new urban
fogistics space through the intensification
and repurpesing of existing buildings

in London.

We focus on sites within the M29 which are
accessible to large vehicles travelling inte
London from around the cauntry and well
located for simaller, electric vehicles or
bikes which manage the tast mile delivery.

We have now built up a pipeline of urban
logistics space with a gross development

value of £1,3bn which spans Greater London.

to operate as a retail park. We witl also
intensify the asset through multi-storey
developrent which is particutarly cost
effective as the elevation af the building
means that bath the upper and lower
floors have ground access.

Our expertise in asset management
means we can manage the transition
from fully occupied retail park to hybrid
Logistics facility, enabling us to unlock
this attractive ppportunity.
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Hannah Close, Wembley

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

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

Its excellent public transport connectivity
will also help attract employees to

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

£157m

acquisition

£20m

Finsbury Square Car Park acquisition
Some of the most sought after logistics

spaces in Lendon are very centrally located

micro units which can be used far quick

commerce and food delivery as well as

last mile delivery.

To target this opportunity, we acquired

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

£1.3bn

GDV urban logistics
development pipeline
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MARKET ORIVERS

Investing in key themes and
responding to macro trends

e 2 Qur strategy.is closely

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

Alignment with strategic and
sustainability priorities

London office market

Key theme:
Demand gravitating tewards
bes! in ¢tass space

Retail market

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

The British Land Company PLC 00621920

Logistics market

Key theme:
Accelerating demand for
urban locations

Driven by:

- Demand for space that
supports collabaration,
innovatian and culture

- Emphasis on space which
is attraclive to stalf and
promotes wektlness; excellent
transport conneclians, range
of amenities and engaging
public realm preferred

- Sustainability credentials
high on the corperate agenda

Driven by:

- Lower occupancy costs which
are mere attractivein a
higher inflation environment

- The rapid growth of online
which has driven retailers
to establish cost effective
solutions to last mile delivery

- Potential for some well
located reatail parks to be
converted to logistics has
supported demand in
invesiment markels

Driven by:

- Growth ol e-commrerce
during the pandemic
which fuelled demand
for lagistics space

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

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

QOur response:

- Pragressing Campus
developments

- Targeting customers
from growth and
innovation seclors

- Retrolitting our standing
portfolio to improve
suslainability cradentials

- Ralling out BREEAM
certificalions

- Recycling oul of
mature assets

)} Realising the potential of
our Campuses

(O Active capital recycling

O Progressing value
accretive development

QO Net zero by 2030
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Our response:

- Investing in undervalued
relail parks

- Identifying and investing in
retail park opporiunities with
potential for lagistics uses

- Identifying opportunities for
\ogistics development an
our portiolio

(O Targeting the oppartunities
in Retail & Fulfitment

O Active capital recycling

Our response:

- lnvesting in development-led
urban logistics opportunities
in London

- Identifying opportunities
for urban logistics on
our Campuses

Q) Targeting the opportunities
in Retail & Fulfilment

Q) Active capital recycling

{ Progressing value
accretive development




context

Key theme:

Heightened uncertainty, with
increasing inpui costs and rising
interest rates

Environment

Key theme: )
Conlinuing focus on net zero

Society

Key theme:
8iggest real income squeeze in
a generatien
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Science & technology

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

Driven hy:

- Continuing fallout from
Covid-19 coupled with the
impact of the war in Ukraine
has stretched supply chains
and put pressure on input
prices including energy
and raw materials

- The impaci of leaving the EU,
continues ta impact tabour
markets and drive
shortages in sectors
such as construction

Driven by:

- Occupiers wanting buildings
which support their own
sustainability targets

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

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

Driven by:

- 54% increasein the
market energy price cap,
disproportionately impacting
low-income households

- Inflation rising faster
than expected

- Rising national insurance
contributions and frozen
incame tax threshelds

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

Driven by:

- Government focus on UK
innovation with £22bn R&0
funding committed by 2026/27

- Overseas investment
attracted by academic
excellence: STEM [science,
technalogy, engineering and
maths) graduates are 43% of
total graduates in the UK

- Macro drivers such as
Covid-19 and climate change
driving innovation in {ife
sciences and green lech

Our response:

-~ Acting early to tock
in construction casts

-~ Supporting the Ukrainian
Institute seiting up an
English Language School
for refugees; donations to
the Disaster Emergency
Committee and Ukrainian
Church in London

- Revised our interesi rate
manzagement palicy te ensure
debt is appropriately hedged

(O Progressing value
accretive developmenl

{J) Place Based approach

Our response:

- Delivering on our Pathway
to Net Zero

- Adding sustainability
metrics to Board
remuneralion targets

- Ensuring that all
Exco members have
sustainability objectives

() Realising the patential of
our Campuses

(O Progressing value
accretive development

(O Net zero by 2030

Our response:

- Delivering on our Place
Based approach. Prioritising
sirong local partnerships,
focusing an areas we can
make the biggest impact

- Commitment o paying
the Living Wage where
we have direct cantrol

- Helping local pecple access
‘good work’ through our
Bright Lights skills ang
employment programme

- HKeeping the employee
proposition attractive
and under review

(O Place Based approach

Our response:

- Investing 1n innovation
Campuses in areas of
academic excellence

- Targeting growth and
innovation customers

- Inwestmentinto Fifth Wall's
Climate Technology Fund

(O Realising the potential of
our Campuses

() Progressing value
accretive development

(O Active capital recycling
() Net zero by 2030
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QUR KEY PERFORMANCE INDICATORS

Monitoring our
performance

The British Land Company PLC 00621920

Cur 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.

KPis
Corporate & Total property return (XD ECE Loan to value [LTV] - proportionally consolidated
financial
Total accounting return 002 IR Committed and near term developments
Total shareholder return (53 0 Years until refinance date
Environment GRESB rating Reduction in energy intensity Energy intensity was lower than usual this
of offices year as a result of Covid- 19 restrictions .
5 _Star 0 which required assets la close or gperale
2 8 A) al lower capacity. ;
Retained for the second year
2021: 31%
Community Number of community Number of community Beneliciaries are individuals who directly
initiatives beneficiaries took part in acbivities resourced by gur .
p community invesimenl programme. The
103 23 949 majority of these beneficiarigs are either
b young people or people who are currently
2021: 94 2021: 23,024 unemployed.
People Gender pay gap Ethnicity pay gap Staff engagement
2021: 27 6% 2021:27.3% with 85% recommending 8ritish Land as

Links to remuneration:

& {ang Term Incentive Plan

R Annval lncentive Award

aplace towerk

Read mare #bawl our principal risks an pages §8- 94

1. 32.9% as at 31 March 2022. Following the sale of a 79% interast in the majarity of sur assets al Paddingten Central, LTV falls to 28.4% on a pro forma hasis

2. Ona pro forma basis, fallowing the sale of a 75% interesl in the majority of our assets at Paddington Ceniral.
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Progress

Priarities for FY23
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Key risk indicators

Campuses

1.7m sq ft of leasing, the highest in ten years
Office space at 1 Broadgate fully pre-let or under
oplson to JLL and Allen & Overy

£102m assets acquired outside London aligned to
growth and innovation

Commitment to Aldgate Place aud Phase 1 at
Canada Waler

Developments 53% pre-let or under offer

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

Post year end, sale of 75% interest in majority of
assets at Paddington Centrat, locking in 9% pa
total property returns since acquisition

Retail & Fulfilment

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

Retait Park occupancy increased 270bps to 97.4%:;
94.3% retail overall

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

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

Campuses

Pre-lets at Nerion Folgate and

Canada Water

Increase occupier exposure {o growth
sectors, including life sciences
Increase scale in Golden Triangle
¥rogress pipeline including 5 Kingdom
Street, Euston Tower and next phase ai
Canada Water

Retail & Fulfilment

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

" Submit planning far medium term

lagistics opportunilies
Matintain high occupancy, focusing en
occupiers with strong covenants

t

Development exposure

Market letting risk

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

Occupancy and weighted
average unexpired tease length
Execution of targeted
acquisitions and disposals In
tine with capital allocation plan
LTV

Net debt to EBITDA

Financial covenant headroom
Period uniil refinancing

is required

Delivered our second net zero develogment at

1 Triton Square

Average embodied carbon on developments an track
to achieve 500kg COze by 2030 at 632kg CO,e per
sqm for offices

Completed 29 net zero carbon asset audits
Establishing pathways to raise the portfolia’s

EPC ratings to a minimum of a B

Achieved GRESB 5-star rating

Maintain progress wilh aur Pathway lo
Net Zero Carbon

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

the portfolic

Maintain GRESB 5-star rating

Energy intensity and carben
emissions [EPCs]

Future cost of carbon offsets
Portfolio flood risk

Community Funds launched at Broadgale and
Paddingtan Central

Achigved target of 3l least one needs based initiative
on a key local issue. education and employment at a
priofity asset

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

Target 12,500 heneficiaries from our
educatian programmes or aclivities
Targe!t 1,000 beneficiaries from our
employment beneficiaries programmes
or activities

Further increase afiordable space
pravision, including all priority assets

Community engagement

Maintained over 30% female representation at
board {evel

Exceed recommendatiens of Parker Review on
ethnic diversity at Board level

Reduced gender and ethnicity pay gaps
Launched OE&I Strategy

Continue to reduce our gender and
ethnicity pay gap

Continue to improve our slaff
engagement scare

Voluntary staff turnover
Employee engagement
and wellbeing

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

Our stakeholders

Our customers

Our communities

The British Land Company PLC 004621920

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.

Qur investors

Who they are

Key engagement
metrics

Our occupiers, their employees,
and the people who visit or live
in and around sur buildings.

The peapte wha live inand
around our assets as well as local
arganisations and enterprises.

The peaple and institutions wha
own British Land shares or bonds.

Customer surveys: 15,800
completed annually

23,949 beneficiaries from
our activities

103 community initratives at
our places

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

- Over 200 investors or potential
Invesiors met

What matters to them

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

Places which enhance
wellbeing and offer leisure

and entertainment experiences

Education and
emplayment opportunities
Places which fosler
social connections and
enhance wellbeing

Scope to use our places to
support local business

- Attractive return on investment
- Clarity on strategy and outlook
- Liquidity - the abtity to enter
and exit their investment easily
- Ambitous ESG commitments

Ways we are
responding

Evolving and extending gur
Camgpus offer to appealio
growing innavative businesses
Delivering space which targets
the highest environmenta! and
wellbeing certifications

Delivering Place Based
initiatives which target key

local issues

Fostering networks which
connect our occuplers with local
communities and orgamsations

-~ Returns-focused sirategy with
clear targets set

Example sutcomes
from our engagement

315.000 sq ft let to Meta
[previously Facebook| which

has expanded rapidly an our
Regent’s Place Campus

Qffice space 1 Broadgate fully
pre-(et four years ahead of
cornpletion; the sustainability
credentials were a key aliraction
for these occupiers

At Regent’s Place, through

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

live events that provided peer
support, learning and debates
for 75 black queer men

12 pupils participated in

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

- 14.8% total accounting return
- 45.7% increase in dividend

* NABERS {Nationa\ Austratian Built Environment Rating Systeml 1s a system for tracking the energy afficiency of a building 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 directors of a company 1o act in
the way they consider, in good faith, wauld
be most likety to promote the success of
the company for the benelit of its members
as 3 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

Our partners & suppliers

foster the company’s business
relatienships with suppliers, customers
and oihers; the impact of the company's
eperations on the community and the
environment; the desirability of the
company maintaining a reputation for high
standards of business conduct; and the
need to act fairly as between members of
the company. The nature of our business
means that we have a continuous dialegue
with a wide group of stakeholders ang
their views are taken inlo accouni

Our people

The British Land Campany PLC 00421920

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

Read more aboul our stakeholders on pages 32-34

The environment

Who they are

Property investors, local
authorities, suppliers and all
other organisations we have

Everyone employed at British Land.

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

a direct relatioanship with.

Key engagement ~
metrics

Recognition through our
Supplier Excellence Award
Aimn to pay 95% of suppliers
in 30 days

Annual voluntary stalf
engagement survey

Rolling out energy, water and
waste audits

NABERS adopted on all new
office developments*

What matters to them

Custamer recommendations,
enabling them 1o win new/
additional business
Conlributing to the success
of the British Land brand
Long term partnerships

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

Potential for development
and prometion

Achieving work-life batance
Compensation

Minimising carbon emissians
Minimising waste and
conserving water

Preserving and enhanting
biodiversity

Ways we are
responding

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

recognilion awards

Opportunities to work on
inngvative development projects
Investing in professianal
development

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

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

Identifying epportunities to
increase biodiversity on and
around buildings

Example gutcomes
from our engagement

Supplier Excellence Awards
covering six key focus areas

71% within local London boroughs
Blossem Street Project Charter
fostered a very positive working
relationship with contractor
Skanska at Norton Folgate

69% engagemeni score with
85% recommending British
Land as a place 1o work

74 peoople received a
pramation or opportunity

to move roles internally

14 sponsored ta study for
professional gualifications

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

Targeting BREEAM Qutstanding
on ail new offlice deveigopments
New 1.5 acre park at Exchange
Square delivered

British Land Annual Report and Accounts 2022 33



STAKEHOLOER ENGAGEMENT continued

Illustrating
stakeholder
engagement

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

Customers

"We were looking 1o grow our foolprint

in Scotiand, and Glasgow in parucular,

and British Land were able to ofier a great
oppartunity. The asset manager was very
enthusiastic aboul our brand and really
pushed Lo find the right space for us.
Glasgaw Fort offers the right brand and
occupier mix, access lo the right customers,
It's easy to shop and customers feel sale.”

Ricardo Thomas
Mango. retail accupier

“British Land’s space and partnership
enabled New Diorama Thealre,

Broadgate, the UK's most ambitious artist
suppart project far independent artists -
supercharging the recovery of the arts
post-pandemic. Tegelher, acress a single
year, we'll support a footfall of more than
80,000 artists, praviding more than 100,000
creative hours - all compietely free

of charge.”

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

U

"It was the Masterplan itself that attracted
us (o Canada Waler. We have ambitious
plans for cur campus and at Canada Water
we have a unique opportunity to grow and
develop and at the same time, o have

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

British Land are a fabulous partner, they

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

Judy Raper
Oean & CEC, TEDI {The Engineering &
Design Institute) Londen, Canada Water

Communities

“Event when we haven't been sble to

meet candidates face-to-face because of
the pandemic, we've continued to upskill
people threugh online training and place
them into jobs where they do well. We've
supported 79 people through training since
March 2021 and helped 25 people into jobs.”

Anthony Lea

East London Business Alliance,
education and employment
community partner Broadgate
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Environment

"British Land is very aware of the reat and
positive impact that biodiversity can have
on its porttotio and on the pegple visiting
their spaces. They have mads some very
progressive commitments to improving
urban bicdiversity and ecosystem
performance across the standing asseis
which go far beyond any planning
requirements and are quantitatively
measuring the impact that has.”

Morgan Taylor
Director, Greengage, consultant ecolagist

Our people

"} first started at British Land in 2017 and
have worked in property management, in
operations delivering the flexible workspace
praduct Storey. and l've just started as an
asset manager, looking after Southgate in
Bath and Drake Circus in Plymouth. British
Land is great at recognising individual
slrengths - | have bean supported with
new opportunities and sponsored through
professional qualifications. most recently
my Royat Institute of Chartered Surveyors
qualification and | have had some great
champions along the way.”

Emma Padget
Asset Manager, Brilish Land

Partners & suppliers

British Land Annual Regort and Accounts 2022

“The values that underpin this project make
il a very special one to work on. They are
ahoul ¢creating a lasting and positive legacy
for those working en the project as well as
the tacal community. They are capiured in
our Project Charter which we developed
with all gur stakeholders i mind.”

lan Perry
Operations Director, Skanksa, contractor
at Norton Folgate



PEOPLE AND CULTURE

People and
culture

Our 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 heing 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 culture has remained,
as well as how effective the Company has
been in keeping employees focused and
mativated despite cperating 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 comman purpose. We
ran three short pulse surveys in 2021 and
the feedback overwhelmingly demonstrated
thal the way peaple like to work is evolving:
while there was a clear desire to reiurn to
the office. many also wished te retain an
element of flexibility. We are embracing
more hybrid ways of warking as a result.

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

Michael and Olivia
Head of Planning IMichaell,
Teamn Assistant [Olivial
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Our values underpin evervthing we do:

Listen and
understand

Bring your

whole self

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

We coiitinue aspiring to be an employer
of choice and have demansirated this

in the last 12 months by listening to

our employees, developing our talent,
investing in wellbeing and strengthening
our approach to Diversity, Equality and
Inclusion [DE&I}

Diversity, Equality & Inclusion
(DE&I)

In Novemmber 2021, the Corporate Secial
Responsibility Committee {CSR Committee)
approved our DE&| strategy, which was then
communicated 1o the business in early
2022. The strategy brings all our diversity
aclivities together in one place, and was
the result of the hard wark of a number of
colleagues. Ii is 2 powerful demonstration
of our Be smarter together and Build for
the future values, This work followed the
Race Equality Framework we published in
Oclober 2020, when we saw an opportunity
to broaden our scope and challenge
ourselves moare widely in these areas.

Build for
the future

Be smarter
together

We are making good progress with our
DE&I strategy, which sets out our medium
terrn aims and commitments and can be
found on gur website at britishland.cam/
diversity-equality-inclusion. To ensure that
our teams reflect the people who work,
shap, live and spend time at our places,
our DE&d strategy structures our aciions
around the nine protected characteristics:
gender, gender reassignment, age, race,
sexual orientation, religion or beliei,
disability, marriage and civil partrership,
and pregnancy and maternity. In addition,
the strategy is aligned to the United
Nations’ Suslainable Development Geals
- a global iramewark to tackle social and
environmental challenges.

5% FE2=Y

a & 8

Specifically, our goals atign to progressing
gender equality, decent work and economic
growth, and reducing inegualities. The
sirategy document cancludes by setiing

out our 2030 DE&I Perfoermance Indicatars,
for example in terms af ethnic and gender
diversity, ta enable us to continue to detiver
on our promise of continuous improvement.

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

" listened ta no matter their background and

also to ungerstand where employees of
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PEOPLE ANDO CULTURE continued

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

is a stated value ar pricnity for British Land,
this very high score emphasises the
engagement our empioyees have with

our DE&! strategy but also shows we

can always improve.

As part of the strategy. we have conbnued to
focus on our recruitment o atiract a more
diverse workforce. We have ensured that
our hiring managers have anti-tias training
and are committed Lo blind CVs where

we tan so that indications of diversity are
rermoved at the point when the CVs are first
reviewed by line managers to reduce the
risks of uncenscious bias in seleclion for
interview, We work with 3 number of
agencies such as BAME Recruitment and
London Warks, to enable us to aitract a
wider range ol 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 canimprave or

amend our recruitment praclices.

Dur ten employee-led nelworks

suppaort our OE&T ambitions by providing
another mechanism for feedback from

our employees and a vaice for change

For example, our Pride and REACH

[Race. Equality and Celebrating Heritagel
commiliees worked on a shorl documentary
wilh our long term charity partner Just Like
Us, which interviewed stalf and students
and explored the need for divessity and
inclusion in both school and the workplace.

Our Parenis and Carers commitiee
launched our new carers’ palicy and carers
support guide during National Carers Week

Workforce gender diversity at
31 March 2022

All employees
[excludes Non-Executive Directors)

Senior management

Board

Female Male
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British Land journey

“During my Career Ready internship,

| got to expand my network and envision
a career working for British Land. After
teaving uriversity my Caceer Ready
mentor, the Paddington Central Estate
Director, informed me of an opportunity
at British Land. | was eager to apply for
this role and was successiul in becoming
an Assistant Property Manager at
Regent's Place. The tearn on Campus is
absolutely amazing and the suppart and
opportunities 1 have been given, not only
by the people on this Campus but from
the wider business, have truty made me
feel a part of the British Land family.”

Mohammad
Assislant Property Manager

in June 202}, This oytlined all the support
our employees, who are carers, have to
access all the assislance they need.

Our women's committes rebranded itself
a5 equitaBLe ta reftect the network’s core
purpase, which is to achieve gender equality
acrass the business. Over the last year Lhe
network has warked to break the stigma of
rmenopause, and launched webinars and

an onling toolkit to help employees find a
suite of helpful information, There is atso
guidance for tearn members and managers
in understanding the menopause in the
workplace. EquitaBle has continued to host
“in Conversation” sessions with 3 number
of successful women including Dr Jane
Riddiford, co-founder of Global Generation
and lrvinder Goodhew, British Land’s own
Non-Executive Diractor. In 2021, our
enaBle committee was successful in
gaining a Disabitity Smart Accrediiation,

on behall of British Land, trom the
Business Disability Forum.

We work closely with a range of sirategic
partners to deliver our DE&! sirategy and
have always been keen to assess ourselves
againsi nationatly recagnised benchmarks.
This 15 not only 1o highlight areas that we
are most effective and campetent in, but,
more imporiantly, to heip us identify areas
where we can further improve. In 2021, we
exceeded a key recommendation of the
Parker Review, of having at teast one baard
member from an ethnic eninerity group. In
the 2021 FTSE Waormen Leadershup review
we were proud 10 be ranked 15" in the FTSE
100 far women representation in leadership
positians and we have exceeded their target
of 33% wamen an beards by 2026. For the
fourth consecutive year we were ranked in
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the top 75 employers by the Social Mobility
Foundalion. Last year we were one of a
small number of FTSE 100 companies te
report our ethnicity pay gap, even though
ihis is nof yet @ mandatory reguiremeni. We
are committed to reducing both our gender
and ethnicity pay gaps. Our executive and
leaderships teams have an objective to
reduce the median pay gap in both

cases by 2% year on year.

Employee engagement

Our strategy s focused on leveraging the
skill set we have across our business. We
recognise that an engaged and motivated
workfarce is key Lo ts success and we
need to ynderstand what is important

to cur peaple 1o @nsure we Maintain a
motivated and engaged team. Our emplayee
engagement survey provided valuable
insight into the priorities of cur people

and how effectively we were meeling them.
There were some very positive messages:
0% of stafl reported that they were proud
to work for British Lang, with 85%
conficming that they woutd recommend
British Land as a great piace to work.

Read more about our CSR Committee on
pages 1iZ-1i%

However, we also understand we have
areas in which Lo improve and we want 1o
increase aur overall employee engagement
score from 69%. To better understand the
feedback from this survey, our leadership
teams are having detailed sessions across
their departments to understand whatl we
are doing well and where we can improve.
Working with employees and leaders
collaboratively, we will then create an
action plan to address the key points raised.




Wellbeing
Cavid-12 Lrought wellbeing to the top of our
agenda and we have maintained that focus
throughout this year. We have continued to
support aur peaple with their physical and
mental health.

Over the last 12 months, our Wellbeing
Commmitiee launched our suicide prevention
strateqy and rolled aut our suicide
awareness training. Topics such as these
have historically been taboo, but British
Land feels that awareness on this topic

1s valuable to all employees to ensure
everyone has the ioals to support those
who are in any way affected by this.

Our €ycling Neiwork and Sporis and
Social Cemmittee have also kept us active,
connected with each other. and focused on
our physical and social health bath in and
out of lockdewns and through the changing
environment of the Covid- 19 pandemic.
Activities have included virtual morning,

pilates classes. cycling clubs. Steptober

and more.

During the last year, our Executive
Committee has continued to ensure
employees are up 1o date with the

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

Developing talent

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

In September 2021, our newest employes
network, NextGen, was set up by a group
of yaung colleagues, with the aim of
“representing and supporting the next
generation of property professionals at
British Land”. This also embodies our
Build for the future value. The netwark’s
objectives include helping career starters
develop the necessary skills to advance their
careers and widen their netwarks 1 also
acts as an enabler for change by providing
a forum for colleagues to share ideas and
assist in delivering initiatives, and supporis
the integration of new employees including
those new to the property indysiry.

Externally, British Land continges to

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

far young people te enter the real estate
profession by raising awareness of and
aspirations about the vast range of careers
available within the industry. \n 2021/22.
we welcomed five studenls through our
Pathways to Property and Career Ready

internship programmes, providing valuable
experience and insights inte the real estate
industry for young people from

diverse backgrounds.

We have taken a lead role as Real Estate
sector chair for the #10000Blackinterns
initiative, which seeks to offer 2,000
internships each year for five consecutive
years to young pecple of Black heritage.
We look farward ta welcoming five interns
through this grogramme, this summer.

We are alsc delighted to be continuing

our partnership willi Lhe Change 100
programme after a successful pilot

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

. diverse group of talent for the long term

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

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

the business.

As well as bringing in new talent, we

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

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

We are currently supperting 14 employees
Lo study for professional gualifications,
including two permanent employees who are
currently undertaking a Chartered Manager
degree through an apprenticeship route.

For the second year running, we are
delighted to have parinered with the Circl
l.eadershig Development pregramme,
which helps cur aspiring peopte leaders to
develop practical coaching skills. People
from local schools and cemmunities are
paired with an employee from British Land
to practise the coaching skills they learn
with Circl. It's a uniguely effective way to
build a caaching culture in the workplace,
white helping talented students develap
the skills they need to succeed.
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‘I spent the first 3.5 years of my lime at
British Land working at Broadgate,
working with some great people and
being involved in projects like the
refurbishment of the Estate | .
Management Office and the uniform
rotl out to over 50C employees as part
of the Broadgate rebrand. | have since
moved internally and | have worked as
Customer Relationship Manager at
Sloray for the last six months, The
opportunity to grow and develop within
British Land has been a whirlwind and
I'm lucky that throughout my time at
British Land {'ve had great managers,
worked with nice people, and our
fantastic HR team have always
supported and encouraged me.”

Kate
Customer Relationship Manager,
Storey

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

Dur internal mentarship scheme at

British Land has also gone from strength
to strength and we currently have 66
employees matched in formal mentorships
across all areas of the business. A number
of the British Land [.2adership Team are
maiched with members of the Executive
Committee and Non-Executive Birectors.

Read mare about our values al britishland com/
cullure-values
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SUSTAINABILITY
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Delivering our 2030 sustainability strategy

Net zero carbon

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

2 5
Gz
-

carbon across our portfolio.

Embodied carbaon targets

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

FY22 Highughts

50%

lower embaodied carbon intensity at our
offices developments to beiow 500kg COse
per sqm from 2030

632 kg COz¢e persqm

Embodied carban in offices developments

100%

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

Second net zerg carbon development . .
delivered at t Triton Square

Operational carbon targets

75%

reduction in operational carbon intensity
across our portfolio by 2030 vs 2019

25%

improvement in whole buitding energy

efficiency of existing assets by 2030 vs 2019

Pregramme of net zero audits completed
ideatifying energy saving initiatives which
align to our targels

Environmental
leadership

PIe—  7This 2030 susiainability focus area
(o) aligns with the UN's Sustainable

Development Goal 12

international banchmarks.

this two years ahead of targel.

We demonstrate the strong grogress we are delivering by pacticipating in leading
Qur target is to achieve a 5 star GRESB rating by 2022 and we are pleased to have achieved

Our performance in (eading international benchmarks
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ks GRESB 2021: el @ MSCI €56
t;dxs 5 slar rating. Rating 2021:
CRESE Green Star AAA
a CDP 2021: FTSE&Good
SCCDP 4 score index 2021:
FTSE4Gaod Top B3 percenbile
3 EPRA 77N sapice Science Based
=) Rating 2021; (B,  Targets
s Gold i i approvat in 2021




Place Based approach

L=

Responsible business

e

&

This 2030 sustainability focus area
aligns with the UN's Sustainable
Development Goal 17

The British Land Cempany PLC 00421920

Please find our materialily assessment nn our
wabsite al britishland.com/maleriality

A Place Based approach means understanding the most important issues and
opportunities in the communities around each of our places and focusing our efforts
collaboratively, ta make the biggest impact at each place. We focus our commuinity
investment on the five key areas identified in our local charter:

FY22 Highlights

Connect - £2.7m community investrment, including cash, space,
volunteering and fundraising
- Community Funds established at Broadgate and
Paddington Central, in addition to an existing fund
at Regent’s Place
Educatian - 58 needs-based education initiatives
- Continuing to partner with the National Literacy Trust
across our portfolio
Employment ~ 34 employment initiatives
- Refocused our programmes to support those most
impacted by the pandemic
Business - Provided 20,000 sq it of space to NDT at Broadgate
as part of a pilo! project to offer meanwhile
affordable space
Wellbeing - Aligning our developments to the WELL Standard

On track to achieve WELL Platinum at 1 Broadgate
New 1.5 acre park delivered at Exchange Square
in Broadgate

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

£Y37 Highlights

Responsible employment

Achieved Disability Smart Accreditation from the
Business Disability Forum

£440,000 spent on training and professional
qualifications; 14 sponsored through
grofessianal qualifications

Diversity and inclusion

Ranked 15™in the FTSE Women Leadership Review

for FTSE100

Exceeded the Parker Review recommendations of at
least ane board member from an ethnic minority group
Launched new Diversity, Equality & Inclusion strategy
Ranked 61in top 75 Secial Mobitity Index

Responsible pracurement

Provided anti-mcdarn slavery training to all employees
Independent anti-modern slavery audits of

key suppliers

Introduced cur Contractlor Framework, identifying

key sustainability KPIs for new contractors

Launched Supplier Excellence Awards
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SUSTAINABILITY continued

Environmental review

We have a clear responsibility o manage
our business in the most environmentally
responsible and sustainadle way we can.

Our key environmental commitment is 1o
achieve a net zero carbon partfolio 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
Zerp and our work on TCFD reporting is an
impartant step in understanding the climale
rasilience of gur business.

Our Sustainabitity Brief for Development
and Operation, updated tast year, sets out
the key requirements for qur assets at each
stage of the property lifecycle: progress in
each ares 15 reported below.

Energy and carbon

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

Developments

Reducing embodied carbon

Embodied carban refers ta the carbon
emissions resulting from the production
and iransportation of materials for

a buitding and all elements of its
construction and deconstruction.

Qur approach is {0 do everything we can ta
minimise carbon in gevelopment and only
then to offset residual carbon, making

our developments net zero carbon

at completion.

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

and major refurbishments. This year

we adopted the OneClick LCA life

cycle assessment software for all our
develapmentis, delivering on one of the early
commitments in gur Pathway 10 Nel Zero.

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

Ky Clte per
Offices developments sgm
Completed gevelopments 408
Develepment pipeline
including completed
developments 432
Development pipeline
excluding completed
develocpmenis 678

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

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

Residential and retail developments have
a 2030 1arget of 450kg COze per sqm with
average smbedied carbon in the pipeline
of 662 kg COze per sgm:

Reducing operational carbon

Where we are delivering new developmenis,
we have a ¢clear opportunity to iarget more
ambitious goals in energy efficiency. Qur
2030 target of 90kWh, per sqm {on a whole
building basis) far new devetopments aligns
with the UK Green Building Council's
interim targets and the trajectory for the
Parrs Proof target of 70kWh, per sqm

for 2035-80.

Reducing operaticnal carbon case study:

1 Broadgate

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

of the previous building at 95kWhe per sqm.
This building includes intelligent systems
which maniter usage and adjust
automaticatly to energy demands helping
ta reduce wastage and enhance efficiency.
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We have also adopted NABERS UK on

atl our new office developments. The
NABERS methodalegy produces an
energy performance rating for each
office develapment, helping us 1o track
performance o ensure we meet our
targeted levels of efficiency. 1 Broadgate,
our pilot NABERS scheme, is currenily
on track for a 5-star rating.

Gffsetting strategy

On completian of a development, we offset
he residual embodied carbon which could
not be avoided through design and material
choice. We use nature based offset credits
from accredited projects. Where possible
we select projects which also support
biodiversity or have economic banefits

for Local cornmunities.

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

of 29 of our major office and retail assets, _

accounting for 90% of landlerd-procured
energy. identifying energy saving
interventions to support our target of a Z5%
improvemenl {on a whele building basis) by
2030. Each audited building has a net zero
pathway which is now being embedded
within its business plan.

Alongside this process, we are identifying
interveptions which improve the EPC
ratings of buildings rated C or below to
comply with expected MEES [Minimum
Energy Efficiency Standards] legisiation
requiring buildings to be A or B rated by
2030. Currently 36% of our portfolio is A or
B rated and we expect it will cost araund
£108m to deliver A or B ratings acrass the
portfolio by 2030. Many of these are low
cost interventions which deliver financial
savings, effectively paying back in a few

Offsetting case study: 1 Triton Square
This year, we ofisel residual embodied
carbon at 1 Triton Square and the St Anne’s
affordable housing scheme with offset
credits from two forestry projects, a
refarestation project in Ghanaand a
sustainable timber plantation in Mexico.



years. These projects are more compelling
in the contex!t of rising energy prices. We
expett around two thirds of the total cost to
be funded by the service charge or direcily
by customers.

At Exchange House, our net zero

audits have tdentified £2.5m of initiatives,
equvalent to 0.5% of the buildings’ value
which gur modelling suggests will deliver a
B rating from a £. Key interventions include
LED lighting and a heat pump replacement
overall reducing energy intensity by ¢,50%.

For costs which cannot be covered by

the service charge, we have eslablished 2
Transition Vehicle, financed by an internal
tevy of £40 per tonne of embedied carbonin
new gevelopments as well as a £5m annual
float. Total funding in the Vehicle is now
E£15.6m, Qne recent example was the
chiller replacement at Broadwatk House,
which was nearing end of life; the modern
replacement was twice as efficient,
generating £65,000 annual cost savings,
reprasenting 5% of the whole building
energy costs and equating te a seven

year payback on current energy cosls.

Solar panels across our pertfolio
generate 1,731MWh of additional power

Reducing embodied carbon case study:
Canada Water

At Canada Water, we were the first to use
cement free, Earth Friendly Concrete in
permanent piling works in the UK, saving
240 tonnes of carbon emissions, a saving

of 45% compared to the embodied carbon
of traditional piling concrete mix. We are
explaring the use of ultra-low carban,
flexible floorplate cassettes which use
Cemlree, an alternative to traditional
cement. Other low carbon initiatives include
mora ¢cress laminated timber, high recycled
cantent in concrete, electric arc furnace
steel and recycled raised access floars
repurposed from another building.

re-use of materials.

Renewables

We have undertaken feasibility

studies across the portfolio for rooftap

and solar car port possibilities identifying
apportunities to add to the 2 mega watts of
capacily we already have installed [of which
half is at Meadawhall]. We are now doing
detailed feasibity studies for two retail
sites and Meadowhall shapping centre.

We continue to purchase both REGO
backed etectricity and RGGO backed gas,
accounting for 93% and 85% respeciively
of electricity and gas purchased.

Circular economy & materials

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

Materials re-use at 1 Broadgate

780 tonnes

Total materials re-used or upcycled

200 tonnes

of granite, repurposed from the facade as
terrazzo flooring

140 tonnes

of steel recycled elsewhere

We also received an innovation credit by
industry body BRE (Building Research
Establishment) fer implementing a
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materials passport at 1 Broadgate which
provides infarmation about the materials,
products and components in the building
to enable their recovery and future re-use.

Climate resilience

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

Our focus on energy and carban forms

3 koy part of our work tu deliver a mare
climalte-resilient portfolic. This year we
comgprehensively updated our sustainahility
checklist for acquisitions and formally
integrated sustainability considerations
into our knvestment Cemmittee process o
enable potential environmental risks to be
identified and mitigated at the outset. All of
Qur acquisitions exposed to flood risk have
undergone a flood risk assessrnent, as
have 100% of our managed assets and
major develapments.

Biodiversity

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

our places, and with over 100 acres of

land in London under qur cantrol this is

a3 key consideration for us. This vear, we
refreshed our Biodiversity Framework for
Broadgale and introduced new frameworks
at Regent’s Place and Paddington Central.
These identified four key areas of {foecus:

i| open space and habilat management;

ii} the built envirenment; iiil education

and community engagement; and iv] data
coltection, Building on this, the Framework
sets out the key species and habitats of
relevance to the area and sets targets for
biodiversity net gain, improving health and
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SUSTAINABILITY continued

wellbeing and ecosystem services. We are
exploring similar plans for all our managed
ratail assets.

We are complementing this with roof
gardens at Exchange MHouse and i Appold
Streel, helping to creaie a neiwork of green
spaces for biodiversity in the City. Qur

| Broadgale development includes nearly
12,800 sq ft of planted area across the site
including balcanies, terraces and ground

level with 3 further 3,000 sq ft of green

roof space at Norlon Folgate.

Air quality

£ach of our Campuses has an air
quality action plan which js reviewed

at least annually. At Broadgate, we have

implemented a delivery hooking sysiem that

enables the tracking of associated carbon
emissians which is identitying apportunities
to reduce vehicle movemenis and
associated emissions. In addition, at our
majar cansiruciion sites, we use delivery
consolidation to significantly reduce
vehicle movements lo the site.

Water )

Across our developments, we are using
{ow-flow water fixtures (o achieve a 40%
reduction in polable water use to 20 litres
per person per day. We are on track tg
achieve this at 1 Broadgate and Nortan
Folgate. On our standing portialio, we have
undertaken over 10 hybrid energy/water
audits a1 our managed sites o identify
further reduction opporiunities.

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

Apprentices at
Paddington Central

Social review

Building on the independent research we
commissianed last year into the social and
econpmic I1ssues in the communities around
our places, this year, we identified the key
social 1ssues we will focus on at each place.
We have integrated these into the business
plans for our eight priority assets covering
52% of our portiotic by value.

We alsq updated our Locat Charter. This
provides a ttear framework for delivering
our Place Based approach, focusing on key
local issues where we can collectively make
the biggest impact; progress on each area
15 reported below.
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“We work with British Land ta run
employability programmes that give local
residents the skills to land sustainable
jobs, including ringfenced opportunities
with businesses at British Land's places.
Despite the abstacles that Covid-19
presents, and not baing able lo work
face-to-face, we've engaged over 130
candidates across eight sites this year,
providing virtual training and one-to-ane
support. Over half have already gained
employment in a range of seciors.”

David Cooke

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

23,949

beneficiaries from our
comemunity programme

103

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




Connect

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

Connecling customers and community
pariners s one of our strengest sociat
contributions. Qur Campus Community
Funds are a good example of thal approach.
Following the success of the Regent's Place
Communily Fund, this year we worked wilh
our customers to lavnch funds at Broadgaie
and Paddington Central. Together, we agree
priority lacal themes, pledge funds and
-award grants to community organisations
doing vital work locally. In the firsi year,
15 customers and local stakeholders
pledged over £150.000 to our Broadgate
and Paddington Central Community Funds.

Education

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

This year, we delivered 58 education
inilialives al our priority assels. These
ranged from primary school projects and
secondary school workshops to college
events and university challenges, along
with mentaring, site tours, lalks and
educational events.

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

We support lacal training and jobs through
8right Lights. our skills and employment
pragramme, working with customers,
suppliers and tocal partners across

our portfolio.

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

at each priority asset and delivered 34
emplayment iniliatives across our porifelio.
Recognising the impact of Covid-1%, we
have refocused Bright Lights to support
some ol those most affected. including
ingividuals who have lost their livelihoods.
These programmaes run across our portfalio.

We reached over 135 people through

virtual employment training and one-to-one
supporl at six retail siles across the UK and
two London Campuses. Cesigned to give
local residents the skills to land lasting

“I can’t thank Andrew, the Eating Broadway
team and British Land enough for gelting
behind this placemaking initiative and for being
50 supportive. We've been able to work with 25

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

done that without the support of British Land.”

Kate McKenzie
Curated Collective

Education case study: Partnership with
the National Literacy Trust

The power of literacy programmes to
improve life chances was made ¢lear

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

in October 2021, this showed that if all
children in the UK read for pleasure daily,
the number achieving 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 GOP by as much as £4.6bn per year
within a generation.
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SUSTAINABILITY continued

employment, the programme included
ringfenced opportunities with businesses
at our places. Over 60% of candidstes have
already gained employment in a range of
sectors. At every site, we connected with
local partners to identify local people who
needed the programmes mosl.

Programmes we piloted this year and plan
to expand next year included ADcademy
with Brixton Finishing School. Gver 110
yaung peaple local to our London Campuses
and taling 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
oppartunities for local independgents, social
enterprises and start-ups. This includes
providing affordable space anid prioritising
local suppliers and small and medium-
sized enterprises through our
development supply chain.

We provided affordable space at S of the 8
priority assets and identified opportunities
at the remaining 3. This includes affordable
workspace, affordable retail space and
comnmunity and arts space. Next year,

we will expand opportynities across
additional assets.

New Diorama Theatre

Following the success of New Oiorama
Theatre [NDT) at Regent’s Place, together
we launched NDT Broadgate to support the
recovery of the arts post-pandemic. Gne

of Landon’s biggest rehearsal and artist
development complexes, the 20,000 sq ft
space is completely free for independent
and freelance artists to use. The first
project of its kind in the world, NDT
Broadgate has attracted a footfall of 80.000
creatives, engaged over 600,000 peopte and
supported the creation of highly successful
productions. New Diorama Theatre at
Regent’s Place alsa won The Stage’'s
Fringe Theatre of the Year 2022 Award.

Wellbeing

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

At 100 Liverpaol Street we are piloting

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

the building to extract and store data on
how our spaces are being used. This data
generales insights which help us improve
the working environment far our occupiers.
for example with the right levels of heating
and Lighting. Over time, as our bank of data
grows, The building will be able to respond
automatically in line with eccupancy.
Additional features we will took ta deliver
include “predictive maintenance’ - based on
data collected, the building witl undecstand
how devices behave and will be able to
predict when replacements are required.
Similarty, with ‘condition-based’ cleaning,
data will provide information on how much
of something is used, enabling auternated
cleaning or replacements o be arranged.
This dashboard witl apply to all new
developments geing forward, starting with
1 Broadgate and including Canada Water.

We are on track te achieve WELL Platinum,
at 1 Broadgate, the highest lavel of
certification on this globally-recognised
benchmark for health and wellbeing.
Working closely with accupier JLL and
architect AHMM, we are largeting sndustry-
leading standards for air quality, water and
Light. BL Cennect will form an important
part of this work.
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We conlbinue to align developments 1o

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

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

and wellbeing,

Responsible business

Dur activities under Responsible
Employment and Diversity & Inclusion are
covered in the Peaple and Cullure sections
on page 35-37 and in the Governance
section on pages 113, T16-119.

Responsibie procurement

A strong relationship with our suppliers
plays a key role in the successful delivery
of our strategy which is governed by our
Supplier Cade of Cenduct. This sets out
clear social, ethical ang environmenial
obligations for our supply chain and
prarotes safe and fair working candilians.
W is mandatary for all suppliers.

Against modern stavery

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

risk suppliers twith 11 more scheduled],



reviewing compliance on 12 key areas of our
Supplier Code of Conduct. These included
hurnan rights, health and safety, equat
cpportunities, fair reward, working hours,
siaff development and worker representation.
Informed by risk and impact assessments,
audits prioritised property management
service providers at our assets and
construction coniractors on our
developments. All suppliers scored above
77% and by working with these suppliers
impravement opporiunities will be identified
and agreed. We conlinue to be a memhber of
Unseen’s business helpline portal, which
allaws people to report a polential madern
slavery eceurrence anonymously.

We pay at least the Real Living Wage to all

British Land employees and we strongly

encourage all suppliers to pay their UK

employees at or above the Real Living

Wage. Our London Campuses are accredited

Living Wage Places and alsc comply wilh
-the Mayor’'s Good Work Standard.

Qur Slavery and Human Trafficking Statement
can be found on our website britishland.com/
modern-slavery-acl

The British Land Campany PLC 00621920

Our external commitments and sacial
sustainability benchmarks

100%

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

79%

of supplier workforce paid at least the
Real Living Wage.

Mandating prompt payment

We have been a signalory ta the UK
Government's Prempt Payment Code since
2010 and aim to pay 95% of suppliers within
30 days. Group invoices are settted within
18 days on average.

s )
R.R.BE;.E." Cafreehold

Taundamn

Responsible procurement standards

This year, we introduced our Conlractor
Framework, identifying key sustainability
performance indicators that we will monitor
for new contractors employed on assel
management initiatives. We also launched
our Supplier Excellence Awards to cetebrate
and shaowcase the best suppliers’
contributions in a range of categories,
including responsible business.

Our Supplier Excellence Awards

“We are delighted to be recognised by
British Land in their first supplier awards
- it felt so rewarding to be recognised by
one of our clients in this way. | can alsa
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 recagnition -
trailblazing springs to mind.”

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

The British Land Company PLC 00621920

focus area 2000 sirategy indicator 2030 target 2022 performance
Programme Science Based target - Reduction in Scope 1 91% 12%
level targets and 2 emissions vs 2020

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

amissians intensity vs 2020

Embedied 90% reduction in embodied emissions Difices: 500kg COze per sqm Offices: 632kg COze por sqm
[RICS A1-AS5] an new canstruction and Retail & residential: 430kg Retail & Residential: 662kg
major renovation projects va 7019 CO;e per sqm C0:e per sqm
industry benchmarks
100% of embodied ernissions from compleled 100% On track
new constructian and major renovation projects
[RICS A1-A5) offset using certified carbon
offset credits
50% reduction in operationat and end-of-life Cifices: 275kg COye per sqm Cn track
embodied emissions (B1-BS, C1-C4) at new Retail & residential: 250kg
developments vs 2019 industry benchmarks C0je per sgm

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

2030 vs 2019 baseline Relail shopping centres

o . ) ) {tandlord ontyl: 31%
" 25% whole Building operalional energyintensity  25% Oifices: 28%
impravement by 2030 vs 2019 Retail shopping centres
{tandlard only): 7%

Landlord procured electricity from 100% 3%

renewable sources

Environmental leadership

Focus area 2010 sirategy indicator 2000 1arget 222 performance

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

Green Developrents on track to achieve BREEAM 100% T0%

Building Outstanding [Offices]: Excellent (Retail}:

Certifications Horne Quality Mark [residential} minimum 3'
BREEAM-certified standing assets - ali ratings - 44%
[design and/or operational BREEAM certificaiel
BREEAM-certified standing assets - rated 50% by 2025 28%
‘Very Good” or higher?
fdesign and/or operationat BREEAM certificate)

Energy ratings  Proportion of units with EPCs rated Aor B - 36%

across assets under management

Materials and

Operational waste from managed assets that

Offices: 80%

Cffices: 76%

Waste is re-used, compaosted, or recycled Retail: 70% Retail: 48%
Development and operational waste diverted - 6%
from landfill

Biodiversity New canstruction and major renovation 100% On track
projects designed te achieve a 10% net gain in :
biodiversity
% of managed assets with Biodiversity 100% 15%
Action Plans

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

which have undergone a fload risk assessment

1. Fram 2021, the 2030 strategy upgraded aur BREEAM largets to ‘Qutstanding’ for Oifices lirom Excellent] and "Excellent” for Retail Ifrom "Very Good').

2 Excludes residential.
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Place Based approach

Fucus area
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F¥22 Perlormance

Understanding & responding to
local needs

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

Connecting

Place Based initiatives identified at all priority assels

£2.7m total community invesiment [including leverage)

This includes £300,000 raised at our places and by our people and £37,000 total in-kind contributicns
24,000 total beneficiaries

103 initiatives at our places

11% BL employees are expert volunteers
23% total volunteering

Educatian

Needs-based education initiative undertaken at each pricrily site
12,500 peaple benefiting from our education initiatives
58 education nitiatives

Employment

Needs-based employment initiative undertaken at each priority site
1,100 people receiving ermployment related suppart or training

354 people supported intc employment

34 employment initiatives in our places

Business

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

Wellbeing

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

I. Affordable space includes all affordable workspace, affordable retafl space and communily space on both a tlemporary and permanent basis.
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Responsible business

Facus area 2022 performance

_ The British Land Company PLC 00421920

Responsible
employment

Investin our people

€440,000 spent an training and professional qualifiications

Suppaorted 14 people to achieve professional quabifications

Connect with our people

£9% engagement score [participation score 87%])

84% staff reteniion

Provide a safe working environment
injury Incidence Rate ~ Offices 21.29 incidents per 160.600 full time equivatent, Retail §.60 incidents per 130,000 footfall
Injury Frequency Rate - Davelopments 0.17 incidents per 100,000 hours worked

Diversity &

inclusion 346% of Board are female

Improve gender diversity at all levels

37% of senior management are femate

Gender pay gap 19.2%

improve ethnic diversity at all lavels
Compliance with Parker Review recommentations on Board teve! ethnic diversity

Ethnicity pay gap 19.2%

Responsible
procurement

Against modern slavery

100% of BL emgployees paid at least the Real Living Wage
_79% of supplier warkforce paid the=Realving Wagé

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

Mandating prompt payment

Group invoices settled within 18 days on average

Responsible procurement standards
Introduced Contractor Framework indentifying Sustainability KPS far new centracters on asset management initiatives
Launched Supplier Excellence Awards

For our full EPRA reperting see our Sustainability Accounts britishland com/sustainability-accounts

Sustainable finance

Sustainability is fundamental to our
business at British Land, and the decisions
we make are environmentally and socially
intellrgent. This includes aligning our
financing decisions with our 2030
sustainability strategy. Our current
sustainable finance includes facilities
tinked to Sustainability targets as welt as
a ‘Green’ loan. We also have a Suslainable
Finance Framework® far debt capital
markels insurance.

British Land — ESG-linked
revolving credit facilities

We have a £450m Revolving Credis Facility
tinked o our performance on agreed
Sustainability targets. If we outperferm
these targets, we pay a lower margin; if we
miss the targets, then the cos! intreases.
The targets include the percentage of

" development projects, by floor area,

which have a minimum BREEAM New
Coastruciion certification level af Excellent
and the percentage of asseis undar
management, by floor area, which have a
minimum BREEAM In-Use {or equivalent]
certification of Very Good.

Ouring the year, we signed a new bi-taterai

£100m £56G-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 2 new
£420m 5year ‘Green Loan’ in the year,
secured by 100 Liverpool Street, a net
zero carbon development with BREEAM
Qulstanding cerbification. The interest
rate hedging far this loan also qualified
as Green'.

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

1. Avgilable on our websie at britishtand.camy
sustainable-finance-framewark



TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES [TCFD)
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Climate-Related Financial Disclosures

Introduction

This year, we are reporting in line

with the TCFD reporting requirernents
far UK premium lisled cempanies,

The following seclions address how
climate change is incorporated into

ouUr corporaie governance processes,
its petential impact on our stralegy and
financial planning. its treatment in our
risk management procedures,.and the
relevant climate-related KP's and KRis
fer our business. The following sections
and subsection headings cerrespond
with the sections of the TCFO framework.

-
The Board and executive management team
at Brilish Land recognise the scale of the
climate emergency, its potentiat impact on
real estale and therefore the urgent need

Lo take mitigating action. With the built
environment accounting for a significant
proportion of global greenhouse gas
emissions, we also acknowiedge our
responsibility to take action te minimise

our carban footprint and collaborale with
our customers, and the people who use our
spaces o do the same. Our achievermnenis in
developing and managing more sustainable
space have been recognised for more than a
decade and building en this, in 2020 we set
aut an ambitious approach to achieving a
net zero carbon managed portfatio by 2030.
This is a goal shared by our investers,
customers, partners and people. We believe
that delivering on these targets will create
clear value for our business as demand
from occupiers and investers further
gravitates towards the best, most
sustainable space.

8ritsh Land is committled to transitioning
to a Net Zero portfolio by 2030. As parl

of our Pathway tn Net Zero announced in
December 2020, the Science Based Targels
initiative ISBTil validated our landlerd targel
as 1.5°C-aligned and our value chain target
as ambitious. We are a signatory of the
Better Buildings Partnership’s Climate
Commitrent, the World Green Building
Council's Net Zero Carbon Buildings
Commitment, the RET00 commitment

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

Governance

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

and opportunities

The Board Director responsible for
climate-related issues is Bhavesh Mistry,
Chief Financial Officer, and the Executive
Committes member who leads the delivery

-of the sustainability strategy is David

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

Governarice framework

Executive and Management

Sustainability
Committee*

TCFD Working
Group

Risk
Commitlee

CSR Committee

Board of

Directars

Audit
Committee

* Members include representatives from across the business: Asset managemeni, Development, Finance,
Investment, Pracurement, Properly management, Risk management, Strategy and Sustainability,

British Land Annual Repert and Accounts 2022 49
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Financial Gfficer and who remains

a charnpion of sustainability as Chief
Executive Qfficer. Simon previously tack
part in The Prince of Wales's Business &
Suslainability Programme at the Cambridge
Institute for Sustainability Leadership. The
chairships of the Risk and Sustainabitity
Cammitiees have transferred from Siman
10 Bhavesh ang David respectively.

Climate change and sustainability
considerations are integral to our
investment and deveiopment decisions,
formally reviewed within investment
Committee papers and fully considered
by the Board in all investment decisions.
A recent example includes our plans to
upgrade 3 Sheldon Square to all eleciric.
Achievement of sustainability KPls are also
reflected in the remuneratian policy for
Executive Dirgclors and all Executive
Committes members have specific
Sustainability-relsied annual

objectives {see pages 138-139].

The Beard is updated on climate-related
issues at {east annually and has ultimate
oversight of risk management. In recent
years, the Board's annual clf-site sirategy
event has included chimate-focused agenda

items and specific sections on susiainability.

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

Climate change is also considered by our
Board Committees. Over the past year,
the fult Board received a deep-dive on the
progress against aur 2030 Sustainability
Strategy' and the future initiatives that
will drive carbon reguction. Qur subject
matter experts provided detailed training
of the technical aspects of embodied and
operational carbon. The Board's CSR
Committee received three updates from
the sustainability team, each including
delailed coverage of the Net Zero stralegy,
EPC compliance, and the TCFO scenario
analysis process. The Remuneration
Compmittee worked with the sustainability
team to devise ESG targets for executive
remuneration, and the Aydit Committee
recewed 3 pragress update during the
year on the development of this disclosure.

Significant and emerging risks are
escalated to the Audit Committee and
climate risk is tracked as part of our
‘Environmental Sustainability’ principal risk
category [see pages 84-94]. Our Board CSR
Commitiee meels three times g year and
oversees the delivery of the Sustainability
Strategy, including the delivery of the
Pathway to Nei Zero and the management

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

(b) The Board delegates
responsibility for assessing

and managing cur response to
material climate-re{ated risks
and opportunities

Ctimate-related risks are censiderad

by the Risk Commitiee, which consisis

of the Exacutive Committee and leaders
from across the business, including
procurement, develapment, finance and
property management. Each business ares
maintains a comprehensive risk register,
which is reviewed quarterly by the Risk
Committee. Climate risks are identified
through a process involving trend anatysis
and stakeholder engagement as part of our
‘Environmental Sustainability principal risk.
Members of the sustainability team manitor
climate risk and update the Risk Committee
at each meeting throughout the year. The
Risk Commutiee reports into the Board's
Audit Committee.

Igentified risks are incorporaled into

our risk framework and managed by

the appropriale business areas. Progress
against our TCFD workstreams is reporied
to the Risk and Sustainability Commiltees,
both of which meet quarterly. Following the
campletion of scenario analysis. we have
eslablished a TCFD Working Group io
manitor and manage our delivery. chaired
by the COO0. Ultimate pversight is at Board
level, to which our CSR Committee reports.
Any resulling disclosure requires approval
by the Audit Cammitlee.

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 defining marcerial risks and
opportunities, (i) the material

risks and oppertunities identified

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

1. Qur 2030 Strategy is available online at britishland.com/sustainability-accounts
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Introduction to scenario analysis

Over the past five years, British Land has
worked with expert advisors (o dentify and
assess pur exposure to climate-related
risks and upporiunities. This included

an initial risk screening undertaken with
Verco (2017, a set af internal climate risk
workshops facilitated by Forum for the
Future [2019), and quantitative scenario
analyses undertaken by Willis Towers
Watson 2020-22].

Time horizons: our scenario analyses are
split into two timelr ames, 2020-30 and
post-2050. in our initial scenario analyses,
we chose not ta quantify risks acrass the
2030-2050 nmeframe. For physical risks.
it is only post-2050 when future scenarios
start to meaninglully differentiate from
the current climate. For transition risks,
when guantifying risks beyond a 10-year
umeframe, the underlying assumptions
begin o play an increasingly significant
rote in the resulting values. Due to the
teve!{ of uncertainty that accompanies
these longer-term assumplions, our
initial analysis focused on the current
decade to 2030

2020-2030: assessed tha physical risks
posed by the current climate and tha
transition risks posed by 1.5°C and 2°C
aligned lransition scenarios. This peried
aligns with our corporate strategy time
horizans as shown below:

Short lgrm Medium lerm Lang term
Less than
12 maonths TtoSyears  5Sto IQyears

Post-20590: using the IPCC’s Representative
Concentration Pathways (RCPs), we assessed
the physical risk posed by 2°C {RCP2.6{

and £°C [RCP8.5] climate trajectories

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

a buslding is 40 years, this 15 a relevant
timeframe for the lifecycle for qur

current parifolio.
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British Land scenario analysis - scenarios considered
The tables below detail the physiral and lransition scenarios chosen and Lhe me frames that aur business assessed itself against.

Physical risk scenarios and parameters
The IPCC's RCP2.4 scenario represents a pathway that is likely to limit global warming to below 2°C.
The IPCC"s RCPB.5 scenario represents a high emissions scenaric where warming may exceed 4°C.

Physical climate risks assessed:
{il River flood, (it} Coastal flood, liii) Flash fleod. {iv) Windstorm, (vl Hail, {vil Lightning. [viil Heat stress

Time frame Scenarios Atmospheric CO;  Temperature rise™ Sea level rise” River flood Coastal flood
maodelling madeliing
saurces sources

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

Nathan based on  Watscn

JBA flood maps proprietary
coastal flood
exposure model

Post-2050 RCP2.6(2°C) 450 ppm 1.6°C > 0.55m Munich Re Munich Re
climate hazard climate hazard
. conditioned based sea level rise data
RCPg5(4°C] > 1.000 ppm 4.3%C >0.78m JBA flaod maps & combined with
Coupled Modet storm surge
T T DT T R e e . Intercomparison

Project Phase 5

* Values in comparison te pre-industrial limes.

Transition risk scenarios and parameters

The Paris Conssstent [2°C) scenario is based on the Paris Agreement commitements of over 190 countries to limit global warming to well
below 2°C.

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

Time frame  Scenarios IPCC scenarios IEA scenarios  NGFS Temperature 2030 UK price  Global
scenarios rise by of carbon net zero
2081-2100 achieved by:
2020102030  Net Zero Orderly S5P1-1.9 NEZ2050 Net Zero «15°C %155 to 2850
World {1.5°C] 2050 %454
scenario Disarderly Divergent $2251t0
: $418
Paris Orderly SSP1-2.6 Sustainable Below 2°C <2°C $54 10 $97 2070
Consistent Development
{2°C) scenario Disarderly Scenario Detayed $010 327
Transition
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Defining a ‘'material’ risk or opportunity:
British Land defines a ‘material’ risk ar oppartunity in line with the likelihood-impact threshetds of our risk management policy. Risks are
evaluaied by the combination of their Potential Impact lfinancial and reputationat) and their Likelihood.

Financial Impact
thresholds (£}

The British Land Company PLC 00421920

Likelihood thresholds [chance of occurrence  Reputational Impaci thresholds
in a given year]

Low lnan-significant)  Less than £10m Low 0-33% Low Limited reputational impact

Medium E10m to E100m Medivm  33-66% Medium  Significant temparary er limited
sustained impact

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

Risk guantification to determine materiality:
To determine materiality, Willis Towers Watson supported British Land in undertaking quantitative physical and transstion scenario
analyses. This process reviewed Lhe potential impact of over 20 physical and transition-related issues, and the assessment included
input fram Key business areas acrass British Land. The most material issues ideatified by the analyses are shawn below, with these *
issues detailed in the next section:

Risks

Opportunities

Material issues

Flood risk vulnerability

Customer demand for suslainable space resulis in 3
‘green premium’ .

Increasing price of carbon offsels

Cost of complying with minimum EPC standards

Continue to monitor

Customer demand foc sustainable space results in a
‘brown discount” to rents at less sustainable assets.

Premium pricing for sustainable buildings lyield
compreassion]

Tenant business model impacted by transition

Lower cost of capital

Increased cost of raw materials

Incregsed cost of capital

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

Climate related risks
Short term risks {< 12 months)

Risk/type and Primary risk driver Likefihood Potential annual Explanation

impact financial impact

Risk #1 Losses from Low to Mean loss: We have completed a climate risk moedelling analysis
Flood risk assets located in - Medium for current and future climate conditions for the current

vulnerability of
assets fcurrent
climatel

high flood risk
zones, primarily
the cost 1o repair
assels and the
cost of business
interruplion,
reflected in
increased
insurance costs.

Less than £1m

Lossesina
representative bad year:

£15m-20m

portfolio using the assets’ total insured value. This process
simulated many thousands of events. Losses are medelled
to arrive al a loss perspective for tow likelihcad events for
a ‘had’ year. The representative ‘bad’ year refers to a 1/100
annual hikelihood acrass the simalations ang the modetied
|psses also consider current flood defences. These
madelled losses were pro-rated by BL ownership share
Under current market conditions, these losses are

-insured against,

As hustorical cantext. in 2007 wo floed events in our
portfolio resulted in linsured] losses of circa £25m. At

one of these sites lwhich accounted for the majority of the
loss), we subsequently instatled flood defences. In 2011,
we began commissianing periodic floed risk assessments
across the portfolio and issued food managemaent plans to
sites at high risk. Since 2007, our [insured) actual annual
mean los5 15 below this madelled value of £Ym.
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Long term risks [5-10 years)
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Risk/type and Primary risk driver  Likelthood Potential annual Explanation
impact financial impact
Risk #2 Net zero High £0.75m for every British Land has committed to cffsetting the embodied

Increasing price
of carbon offsets

i
-
s

commilments by
glabal corporates
lead to ingreased
demand far
carbon offset
credits, resutting
in higher andfor
valatile credit
prices.

100% inctrease in
the price of carben

carbon of iis new developments and major refurbishments
that compleie between 2020-2030. This volume is estimaled
to be at least 300,000 tCOe from developments.

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

Tao miligate this risk we are currently exploring options

1o gre-purchase carbon credits to offset embodied carbon
related to our pipetine of developments 1o 2030. 1n addition
our internal carbon levy would cover a carbon price increase
of up to £60 per tonne.

Risk #3

Cost of camplying

with minimum

EPC standards
_IMEES

campliancel

@,
L
sp

Cost of upgrading High
assets to comply
with the UK's
proposed
_regulatory (MEES]
requirement that~
properties hold a
minimum ‘8’
rating by 2030.

£12.5m

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

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

Long term risks {post-2050)

Risk/type and Primary risk driver Likelihood Potential annual Explanation

impact financial impact

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

vulnerability
[future climates)

high flood risk
zones, primarily
the cosl ta repair
assets and the
cast of business
interruption,
reflected in
increased
insurance costs.

Lessthan £1.5m

Lossesina
represenlative
bad year:

£20m to £30m

and future climate cenditions for the current partfolio using

the assets’ total insured value, Their modelting approach for
the flood risk in future climates is the same as described in

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

Far the ‘representative bad year’, lower banding reflecls
tosses in the two degree [RCP2.6] scenarig, and the upper
banding rellects losses in the four degree [RCP8.5| scenario.
These modelled losses were pro-rated by BL ownership
share. Under currenl markel conditions these losses are
insured against, and would not be suffered by the Group
under normal circumstances. though we recegnize that

in the tong term specific assets could face cost increases

or difficutty obtaining tnsurance.

Climate risk and opportunity category Financial impact category

\
EE Income Siatement

&
& Physical risk - acute

(a) o
“+ Transitian risk - regulatory

4 Balance Sheet

—
|w Transition risk ar opportunity - market
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES [TCFD] continued

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

The British Land Campany PLC 00621920

Opportunity/type and impact Primary driver Likelihood Potential annual  Explanation
financial impact
Oppaortunity #1 Anincreasing number Medium  £7m A recent Knight Frank study indicated

Increasing customer demand
far green, \ow-carbon buildings
resultsin a rental premium and
faster rates of letting

af oyur custermers have
announced nel zero
commitments. As our
partfolio transitions

that there is a »>10% rental premium for
BREEAM Outstanding space abave prime
Central London office rents.

Lo net zero, the mast
efficient, highly rated
green buildings may
let quicker and at

a premiwum to
market rents.

i
L
sp

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

The porifolio’s environmental credentials will
be further sirengihened as we deliver against
our 2030 ambitions to enhance the portfolio’s
energy and carbon performance.

Impact of climate related risks and oppertunities on business strategy and financial planning

Physical climate risks {Risks 1,4] are managed through our key policies on development. operations and acquisitions. Transition risks and

apportunities |Risks 2-3, Opp 1) are managed through the detivery of our Pathway to Nel Zerg', which aflects all aspects of cur businegss
.with key 1argets.noted in the Metrics section below. This work contribules directly to our corporate sirategy’s four key priorities [see page

14), and this includes:

Impact on bussiness strategy Impact on nancial planning Contributes toward
strategy priorities:
Upgrading the standing portfolio products & services, The cost of the net zera transition and EPC ® Realising

operatians):

By 2030. our target 15 to improve our managed portfolio’s
whale building energy intensity by 25% and carbon intensity
by 75%. We have underiaken detailed net zero carbon audits
- covering 90% of landlard-procured energy - across 29

of our major cffice and retail assets. These net zero audits
incorporate the EPC impac! of the energy saving opporiunities
identified, and we have additionally undertaken EPC
modalling across our managed assets. The mosi impactivl
inlerventions identified by these assessments are being
factored into each asset's business plan, to ensure the liming
of implementation aligns with lease breaks and long term
asset replacement schedules. Progress against these
operational targels is reviewed quarterily and the delivery

ol these energy and carbon targels is preposed as a melric
for the next Executive LTIP as well as ExCe compensation.

To manage physical risk, British Land periodically
commissions a third party screening of the standing
portfolio and, where high risk assels exisi, seeks to put a
flood risk management( plan in place. Currently anly 3% of
assers |by insured value] are expased to high rigk of fiood.

upgrades [Risk #31is incorporated into asset
(evel business plans. Our budgeting and
medium 1erm lerecasting includes the
initiguves identified by the net zerg audits
and we agree these asset level plans and
objectives with our joint venture partners.

the potential of
our Campuses

As part of development decisions, our
Investment Cammittee inctudes consideration
of the snvironmental impacts of different
scheme designs.

1 Our Pathway to Net Zero, our transition plan, is available online at britishland com/nel-zero-carbon
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Key workstream
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Impaca‘on financial planning

Contributes toward
stralegy priorities:

Developing sustainable buildings (products and services,
revenues, access to capital):

Threugh our Sustainability Brief for Developments and
Operations' - we set stretching sustainability largets for
our major developments and refurbishments. This includes
our use of the NABERS UK scheme L¢ design buildings with
best-in-class operational efficiency. The energy intensity of
our development at 1 Broadgale is forecasted ta reduce to
cne-sixth of the previous building’s intensity, 2nd these ESG
credeniiats cantributed to the successiul letting of this
develagment four years ahead of completion. This example
demongtrates that cur ability to deliver mui e sustainable
$pace is 3 strong competitive advaniage which we are
actively leveraging [Opportunity #1).

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

Our BREEAM and EPC standards for new
developments also support our management
of cost of capital and EPC compliance, with
new office developments targeting BREEAM
Qutstanding and EPC A. Our portfolio of green
buildings is reviewed regularly by our Treasury
team when considering oplions to issue green
debt and to establish ESG-linked revolving
credil facilities. The sustainability credentials
of 100 Liverpool Street, which was SREEAM
QOutstanding and our first net zero
development enabled our Broadgate joint
venture to raise a five year green loan facility
secured by the value of this properiy. We
expeci further, simitar opportunities to
emerge in the fulure.

(O Realising the
potential of
our Campuses

O Progressing
value accretive
development

O Targeling the
opportunities in
Retail & Futfilment

O active capital
recycling

Internal price of carbon Ivalue chain, capital expenditures|:
To heighten focus on 'developing sustainable buildings’
and~upgrading the standing portfolio’, in 2020, British Land
introduced an internal levy of £60/tonne on embodied
carbon in new developments. In addition to incentivising

our development teams and construction supply chain to
minimise embodied emissions, this levy is used to lil offset a
develgpment's residual embadied emissions and il provide
ring fenced funding te finance energy efficiency projects
across the standing portfolic.

This price of offsets is {actored into
development budgets and appraisals and

the funds generated by the levy [net of offset
coslst are available for capital expenditures
that support our transition to net zero. Qur
Transition Vehicle Committee, chaired by the
Chief Gperating Officer, reviews the price levet
annually.

The current balance of the Transition Vehicle

is provided in the Sustainability Accounts
found at britishland.corm/data.

(O Realising the
patential of
aur Campuses

O Progressing
value accrelive
development

ESG criteria assessed as part of acquisitions:

As part of our strategic priority ‘Active capital recycling’, ESG
criteriz are integrated inte our due diligence procedure for
new acquisitions, including the asset’s ilood risk exposure
and current EPC rating.

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

OProgressmg
valuve accretive
development

(O Targeting the
opportunities in
Retail & Fulfilment

O active capital
recycling

Resilience to 2020-2020 scenarios
Physical risk:

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

We consider resilience to long ierm flaod
risk thraugh the requirements cf the
‘Climate Resilience’ section of our
Sustainability Brief lor Oevelopments
and Operations.

Transition risk:

Through aur Pathway to Net Zero and our
2030 environmental targets we have 3 clear
plan tg improve the energy efficiency of our
portiolio which will result in the upgrading
of EPCs in line with the proposed

2030 MEES threshald. Qur internal carbon
levy coupled with cur Transition Vehicle
provides the company with a formal price
of carbon and intreduces a governance
structure which supperts our focus on
seeking high quality offset credits while
managing cost risk.

Transition opportunities:

Our development pipeline’s use of NABERS
energy star ratings and the upgrading of
existing assets as part of our Pathway 1o
Net Zero will supgort British Land’s ability
to generate higher rents, as occupiers

are prepared ta pay a prermium fer more
sustainable space. Our assets’ sustainability
credentials will be further evidenced

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

portfolio - driven in part by our Sustainable
Finance Framework.

Resilience to post-2050 scenarios
Physical risk:

In the two post-2050 scenarios assessed,
anly flood risk was assessed as malerial’,

In the twa degree scenario [RCPZ2.6), 3%
of our properiies |by insured value] are
exposed to high flood risk

In the four degree scenario [RCP8.5J,

the high emissions scenaria where no
addilional action is taken to protect assets
ar Londan, expasure to high flood risk could
be up to 15% cf insured value.

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

1. Qur Sustainability Briei for Oevelopments and Operations is avaitable enline and can be found at britishland.com/Sustainability- Brief
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES [TCFD) continued

Risk management

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

Our risk mapping process allows us Lo
determine the relative significance of

principal risks. As part of the "Environmental

Sustainability’ principal risk category,
climate change is menitored by the Risk
Committee, chaired by our CFC, with
reporting to the Audit Committee and
uttimately the Board. For specialist
analysis, British Land engages expert
advisors notably Willis Towers Watsan
who undertook the quantitative scenario
analyses. We determine the materiality of
potential risks [including cimate-related
risks| using the carporate risk thresholds
noted on page 52.

‘Our risk register tracks: )
i. Description of the risk hidentification]
il. Impact-likelihaod rating levaluation
enabling prioritisation]

Mitigants (mitigation]

v, Risk owner Imanitaring]

As part of our operational process,

we maintain asse! plans which include
provisions for identifying climate-related
risks and opportunities, such as floed risk
assessments and audits to identily energy
saving epportunities. Dur sustainability
checklist for acquisitions sets out aur
environmental ¢riteria for acquiring a new
property, including energy efficvency and

flood risk categories. Our Sustainability
Brief for Developments and Operations
sels out our environmenial criteria for new
constructions and rengvalions, including
requirements lor energy afficiency, flood
risk, materials choice and embodied
carbon reductions.

The Sustainability Cammittee -

compaosed of senior managers from
across the business - maels quarterly.
This committeg, chaired by the Chief
Operating Officer, is a key forum for
discussing climate-related risks and
opportunities at the pperational tevel

and ensures we remain on track ta

deliver against our long term sustainability
objectives. Additionally, for energy and
emissions savings opportunities identified
at asset level, s1aff can directly submit an
internal application for funding from the
Transition Vehicle, which funds our slanding

_ portfolio’s low-carbon trgnsilion through
. aninternal (Bvy 6n the embodied carban

in our developments.

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

QJur pracess for mitigating, accepting
and controlling principal risks, Including
climate-related risks, is set out on
pages 84-96 of this Report. We prioritise
principal risks through our corporate
risk register and risk heal map.

The impact-tikelihood rating, which is
evaluated during risk identification, is our
primary metric for priocitising risks. As a
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principal risk category, chimalte change nNsks
are logged in our corporate risk register
with key changes reviewed quarterly by

the Risk Committee which comprises

the Executive Committee and senior
management. The Board is ultimately
responsible for and delermines the nature
and extent of printipal risks it is willing

10 take to achieve its strategic objectives.

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

risk management.

Climate-related risks are identified

and assessed using our corporate risk
management framework, sel out on

pages 84-%4 ol this Report. We consider
climate ¢hange within our ‘Environmental
Sustainability’ risk, which was added as a
standatone principal risk 1ast year to reflect
its significance to both our business and
Sur customers.

Also, the external aspects of cimate-
related risks are incarparated within aur
‘Major Event/Business Disruplion” and
‘Polivcal. Legal and Regulatory principal
risks. We deline principal risks as those

. with a substantive financial or strategic

impact on the business. medivm/high
likelihood of occurrence and medium/high
potential impact on our performance. Qur
integrated approach combines a top-dawn
strategic view with 3 comptementary
bottom-up cperational process.



Metrics and targets
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Please see our Sustainability Accounts! for British Land's full set of elimate and energy performance reporting and SASB matrics.

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

management process.
Climate-related risks {KRIsl

2022 2021 2020
Palicyand legal® Risk #3 EPCs rated A [by ERV) 2 2% 25
EPLs rated B [by ERV] A
) EPCs rated C {by ERY] 34
EPCs rated D [by ERVI 20 7N 70
EPCs rated E (by ERV) 7
EPCs raled F {by ERV] 1 5 5
EPCs rated G Jby ERV] 2
Extreme weather Risks #1 Percentage of portiolio located in 100-year flood zones
and #4 [% by tatal insured valuel 3% ar nr
High flood risk assels with flood management plans 1% by valuel 99% 99% 100%
2. 2020 and 2021 by flaor area and not ERV
- Climate-related opportunities [targets and KPIs) - ;
- o 2022 02 2020
Resource Risk #2 50% improvement in embodied carbon intensity of major office
efficiency developmenis completed from April 2020 (kg C0se per sqml 632 s40P -
Opportunity  75% improvement in whole building carbon intensity of the managed
#1 portfoiio by 2030 vs 2019 {Offices) 37% 41% 23%
25% improvement in whole building energy intensity of the managed
portfolio by 2030 vs 2019 [Difices) 28% 31% 16%
Energy sources Qpportunity Electricity purchased from renewable sources {%] 3% 98% 6%
#1 On sile renewable energy generation {MWh} 1,731 1.907 1,763
Products and Cpportunity  Portfolio with green building ralings (% by floor area] L4% 27% 2%
services #1 Devetepments on track for BREEAM Excellent or higher [% by floor
area, excludes residentiall 97% 97% 81%
Percenlage of gross rental income fram BREEAM certified assets .
Imanaged portfslio) 54% 93% ne
Risk #2 Internal price of carbon [E per fonnel £60 £60 n/a

1. 2021 figure includes Retail and Residential developments.

(b) Our Scope 1, Scope 2, and
Scope 3 greenhouse gas (GHG)
emissions, and the related risks.
Our greenhouse gas emissions and
assaciated energy consumption data is
available in the Streamlined Energy and
Carbon Reparting {SECR) section af this
Repert pages 58-59.

1. Our Sustainability Acceunts are available online and can be found at britishland.carm/sustainadility-reparting

(¢) Our targets used to
manage climate-related

risks and opportunities and
performance against targets.
Qur full set of sustainability targets are

detailed in the Sustainability Accounts 2022

found at britishland com/sustainability-

reporting. Our headline net zero targets are
listed in the Opportunities table asbove under

‘Resource Efficiency’, and our net zero-
aligned science-based targets are
reparted on page 4é.

Compliance statement

British Land cenfirms that:

1. we believe our climate related financial
disclosures for the year ended 31 March
2022 are consistent with the Task Force
gn Climate-related Financial Disclosures
["TCFO") Recommendations and
Recammended Disclosures (as defined
in Appendix 1 of the Financial Conduct
Authority Listing Rules),

it. gur annual disclosure is contained

in the pages above, please see our

Sustainability Accounts 2022 for

mere detailed data disclosures and

our website for the sustainability

policies referenced,

ws beliave that the detail of these

climate related financial disclosures is

conveyed in 3 decision-useful format

to the users of this report.
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STREAMLINED ENERGY AND CARBON REPORTING [SECR)
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Greenhouse gas reporting

2022 in review

Context

REI00 and pracuring renewabie energy

Covid-19 has significantly affacied our partfolic energy and carbon
performance, with 37% and 28% reduclions in carbon and energy
intensity versus our 2019 baseling [Offices]. These reductions
primarily reflect the impact of the pandemic and related
qovernment restrictions though we have delivered initiatives

over the last year, notably at €xchange House [page 411,

British Land has been 3 signatery to RE100 since 2016, which
commuis us to procuring 100% renewable power.

This year. 90% of landlord procured energy was from renewable
sources. White our proportion of renewable gas rose to 85% this
year, renewable power dropped 1o 93%. This reduced from last
year primarity due to the impact of onboarding new assets where
it may 1ake time to iransfer these assets onto a renewable tariff.

Funging the lgw-carbon transition

Operationat periormance

Qur innovative internal carban-ievy, applied to the embodied carbon
of our committed developments, and aur £5m annual float continue

to generaie funding for our transition 10 net zero [currently £1%.6ml.

This year the transition vehicle funded a chiller replacement at the
London office Brosdwalk House. The new chiller is expected ta be
twice as efficient and offer improved control capabilities compared
1o the previous one. The vehicle has forward funded this project,
which will be repaid through the service charge. Ta date, the
Transitian Vehicle has approved funding for three energy efficiency
projects expected 1o save 1.2m XWh and £0.2m annually. Foilowing
our recent pregramme af net zero and energy efficiency audits, we
expect ta accelerate project funding from 2022/23 as we implement
the recammendations of these auvdils.

British Land continues Lo operate its energy management
system, which includes formal 150 50001 accreditation at
commercial offices.

Quer the past {wo years, we completed detaited net zerc audits

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

Through cur develapment pipeline, we are designing a path
to best practice operational efficiency, with our 1 Broadgate
development an track ta reduce energy intensity to one-sixih
of the previous building's.

Absolute emissions Scope 1 and 2:

Greenhouse gas emissions = intensity

Yaar ended 31 March 2022 W21 2020
Oftices iC{qe per sgm 0.071 0.0467 0.087
Shopping centres* tCO:e per common

paris sgm 0.030 0.021 0.031
Retail parks* (L0:e per car

park space 0,029 0.032 0.040

Shopping villages
Retait, high street
Total portfolio

To be reported in future years

tCOze per gross

intensity rental incormne [Em) 37.16 34.03 389.05

To be reported in future years ~

Location-based methodolagy

Market-based methodalogy
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Scope 1 and 2 emissions and associated energy use
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Tonnes CO:e Mwh

Year ending 31 March 2022 2071 2020 2022 200 2020
Scope 1 [fuel combustion]: 6,209 6,232 6327 34,582 33799 3015
Scope 1 {refrigerant loss): 744 411 418 - - -
Scope 2 lpurchased electricityl: Location-based 12,685 12435 15373 40,311 55778 62930
Markel-based 1,423 839 569 - - -

Total Scope 1and 2 emissions and associated energyuse  Location-based 19,638 19098 22318 94,893 89537 93,645
Market-based 2,961 2,121 7.615 - - -

Progortion 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% 160% 100% 100%

Scope 3 emissions
Tonnes C0ze

Year ending 3T March 2022 021 2020
Purchased goods and services 15,762 15824 nr
Capital goads 20565 28,180 17,505
Fuel and energy related activities [upstream) 5,864 4,186 4.873
Wasle generated in operations 243 126 351
-Business travel- -sm - = cmmer 0 mweies 41 1.4 200
Employee commuting 248 418 104
Downsiream leased assets : Location-based 113,691 81,369 138,162
Proportion of Scope 3 emissions assured by a third party 100% 100% 100%
Total Scype 1-3 emissions Location-based 176,063 149,212 183513

Accounting treatment of biogas

To reflect our procurement of renewable gas, we report a Scope 1 [market-based) figure to reflect the Lifecycle benefils of biogas.

In this market-based calculation, we use the UK Government's biogas factor which includes CH: and N;0O emissions but zero-rates CC;
emissions due to CO; absorption that occurs during the growth of biogas feedstock. Hawever, as noted below, bioenergy feedstocks do
produce CO; emissions during combustion, so the ‘combustien emissions” are provided below for full transparency.

Biagas

UK facior

Ikg COze per kWh)

2022 total

Itonnes C0:¢l

Net emigsions fexcl €0;)
Combustion emissions lincl CO4

0.00022
0.15502

7
6,499

Our methodology

- We have reported on all emission sources required under the Companies Act 2004 (Strategic Report and Directors’ Reports|
Regulations 2013 and the Companies {Directors’ Report) and Limited Liability Partnerships [Energy and Carbon Report] Regulatians
2018 |'the 2018 Regulations’]. These sources fall within our consolidated financial statements and relate to head office activities and
canirolled emissions from our managed portiolio. Scope 1 and 2 emissions caver 94% of cur multi-let managed portfolio by value.
We have used purchased energy consumption data, the GHG Protocel Corporate Accounting and Reporting Standard [revised edition)
and emission factors fram the UK Government’'s GHG Conversion Factors for Company Reporting 2021.

- Cmissions and estimations: For landlord procured utilities, where asset energy and water data was partially unavailable, we used data
from adjaceni periods o estimate data for missing periods. In 2021/22, this accounts for 5.6% of total reparted energy censumption
and 6.8% of total reported water consumption. For the catculation of Scepe 3 value chain emissions, please see the full methodology

in the reporting criteria of our Sustainability Accounts 2022.

- Gross Rental Inceme (GRI) from the managed portfolio comprises Group GRI of E345m [2021: £382m], plus 100% of the GRI generated
by joint ventures and funds of £316m {2021 £299m). less GRI generated assets oulside the managed portiolio of £50m (2021. £317ml.
- Forfull Scope 3 greenhouse gas reporting, see the British Land Sustainability Accounts 2022 at britishland.com/sustainability-reporting
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NON-FINANCIAL REPORTING DISCLOSURE

Non-financial reporting disclosure

Non-financisl area/Descripton
ol business model

Righ

aress’ Policies

Purpose and scape

The British Land Company PLC 00621920

Qperation and culcome

Finantial Ctime
Compliance

We operate a zero-
lolerance approach lo
bribery, carruption and
fraud. More information
is available in the Audil
Committee report

on pages 120-126.

1 Anti-Bribery and
Corruption
Policy

Details the expected conduct of all
British Land siaf with respect to
retationships with suppliers. agents,
public sHicials and charitable and
polltical organisations

Quilings staff responsibilities regarding
the reporting of any breaches and
details consequences ol breaches
for staff and the Group as 3 whole
Provides for statf training and
communication around the policy
as well as monitoring and review

by management

Anti-Fraud
Poticy

i‘

Provides for fraud prevention Lraining
for all British Land staif and requires
staff participalion in any fraud risk
assessments undertaken by the
Group where retevant
Qutlines-protocol for the reporting

of suspected fraud with reference to
the Group's Whistleblowing Paticy

Whistleblowing
Policy

Provides contact details for the Group's
third-party whistieblawing service
Outlines the types of cancerns

that can be reported to the
whistleblowing service

Details safeguarding measures in place
far staff and cuilines how the Graug will
respond in cases of whistleblowing

Anti-Money
Laundering
Palicy

Lists ‘red flags’ detailing the kind of
suspicious aclivity that may indicate
an atiempt 10 l3under money
Deails monitaring and review
pracedures under the galicy

These robust poticies around financial crime
compliance reflect our zero-tolerahce approach to
such aclivity both in and around the business; they have
been drafted to provide for education and manitoring

in addition 1o deterrence and prevension. The policies
are accessible by ali ernployaes via the intranet and
mandatoty training is reguired for all staifin ratation
to them. Qur whisileblowing service can be accessed
by all emiployees should they prefer to raise a concern
anonymausly insiead of with their line manager. This is
an independent and conlidential telephone service and
web partal. British Land carries out due ditigence on
counterparties to comply with legislation on money
layndering and to enable it to consider how 2
Iransaction wilh the counterparty may reflect

an British Land’s reputation.

The General Counsel and Company Secretary has overatl
responsiility for all four policies. These policies are
regularly reviewed and appraved by the Augit Commiltee
and any matters raised under these paiicies are subject o
extensive irivestigation by the Company. Regular updates
are provided to the Audit Cornmittee regarding raud and
whistleblowing maiters.

Environmental
Matters

Our long term
commitrment ta
systainability and
minimising dur
environmental

impact is ane ol Brilish
Land’s key differenuiators.
As occupers focus on
minimising their carbon
footprint, our abitity to
detiver more sustainable
space is a key advantage.
See pages 22-23 ang
pages 38-3%.

4, 6.8 Suslainability

Policy

Provides for sustainabla decisions (o
be our “business as usuval” approach
Outlines vur 2030 Sustainability
Strategy: our goal of making gur whale
portfolio net zero carbon as well as
growing social value and weltbeing in
the communitigs in which we opérate

Sustainabiiity
Brief

Aligns with our 2030 Sustainabitity
Strategy

Gives effect to our Sustainability Palicy
Sels oul aur susiainability ambitions and
the KPis and standards required to
achieve them

Qur Sustainability Policy and Brief werg
camprehensively updated in 2020. Qur gverail
commitment is 10 take decisions which are
environementslly and socially intelligent and make
sound financial sense. Qur internal carbon levy of
£40 per tonne of embodied carbon in developments is
reviewed annuatly to ensure that enviconmental impact
of our developments is costed into their budgats. We
participale in key €56 indices ta dernanstrale gur
progress and we publish secial and environmental
performance data annualty.

Gur Head of Developments and Head of Brosdgate have
overall responsibility for our Sustainability Briel, and our
Chiel Operating Olficer has averall responsibility for our
Sustainabiiity Paiicy
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Non-financial area/Descriplian  Risk
of business madel areas! Paolicies Purpose and scape Operation 3ad oulceme
Social Matters 58,9  Sustainability  Seeabove A cornmitment to good secial practices has lang been
British Land has long Policy high an our agenda, and we plate greal impartance
recogni sed that a Sustainability See gbove on the way we wt?rk with cummunl!res: suppller,? and
commitment ta good Brie paringrs, We believe that communication is key in
sacial praclices is essential ensuring we meet our social obligations, and by listening
lo the way we operale, a5 Local Charter - Outlines five key focus areas where we are to the needs and concerns of our staff and communities
oceupiers increasingly active in local communities: conneclion we are better able to provide an environment that is sale,
consider the contribution with local communities. supporling inclusive and welcoming. The impact of Covid- 19 has
they make to saciely. our educational initiatives for local peaple, increased our focus on supporting mental wellbeing
abitity to support them is an supperling local training and jobs: which is effecied through reqular outreach and
advantage. See page 42-45, supperting local businesses; and engagement with cemmunities, occupiers and staff,
contributing to local people’s Our Chief Operating Qfficer has overail responsibility for
wellbeing and enjoyment our Local Charter: our Head of Procurement has overall
Supplier Code - Qullines standards required of our - —respansibility for our Supplier Gode'of Condiict; 3ndour = ™~
of Conduct suppliers in a number ai areas, including Head of Developments has overali respansibility lor our
but not limited te: health and safety; Health and Salety Policy. All health and safety reports are
working hours; respansible saurcing: provided lo the Risk Commiltee. These executives report
community engagement: and to the CSR Commitiee for their area of responsibility.
environmental impact
~ Details our zera talerance approach to:
child fabour; forced labour; discrimination;
and bribery, fravd and corruplion
- Pravides for monitoring, cocrective
action and reparting under the pelicy.
Work practice audits are carried outon .
aurhigh risk suppliers
Healthand - Delaits haw British Land will meet the
Salely Pelicy requirements of the Health and Safety
at Work Act 1974
- Provides for necessary lraining
around display screen equiprment
and manual handling
- Qutlines how health and safety matters are
managed for staff, colleagues, service
praviders and athers aflected by the
Company’s undertakings
Employees 9 Employee - Sels out minimum standards required of British Land remains deeply committed to creating
British Land requires our Code of all employees i atl their dealings inand an enviranmenl of fairness, inclusion and respect. Qur
employees to act in ways Conduct on behalf of the Graup corparate values underpin gur Commitment to equality,
that promote fairness, - Gives effect 1o our gore values of Bring diversity and integrity. We recagnise that our warkforee
inclusion and respect Your Whole Self, Build for the Future, needs to reflect the communilies we serve in order to
in their dealings with - Listen and Understand and Be create spaces that are welcaming to all, and our working
colleagues, customers, Smarter Together praclices and smployment policies reflect the impartance
supplrers and - Comprises 3 number of separate of sacial harmony w everythln_g we du: This year we
business partners. policies including bul not limited to: updated cur mandatory d,versﬂy arjd |nclu5|ur! training
our Equal Opportunities Policy; aur for all staff and have provided S£55i0nS 0N anti-racism
Disabled Workers Policy; our Gender and allyship as well as supporting our inclusive networks
Identity and Transgender Policy; and in _lh9|r attivities celei_:ratlng diversity - including ‘
our Bereavernent, Compassionate P_rude Month, Black History Momh_ Earth Day. National
and Emergericy Leave Policy Single Parent Da_yland Inlernatmna_l Wornen's Day. Our
employment policies are made available to colieagues
on the intranet and are reviewed annually.
The General Counsel and Company Secretary has overall
responsibility for our employment policies.
Human Rights 9.1 Supplier Code  See above British Land operates a zera lolerance approach to human

British Land recagnises the
importance of respecting
human rights and has

been a signatory to the

UN Global Compact since
2009. We are commitied

to the responsible
management of sociat,
ethical and erwironmentat
issues across our supply
chain. For further
infarmation about aur
aclivities in this area, see
our Sustainability Accounts,

of Conduct

rights infringements by any of our suppliers, eccupiers or

Stavery and
Husnan
Trafhicking
Statement

Indicates higher risk areas incluging the
procurement of specific materials and fair
treatment of workers on construction sites
Quilines strategy for reduction of risk in
our supply chains with regard %o social,
environmental and ethical issues

Qur anti-madern slavery traimng 1s
mandatory for all directly employed staif

wark with and require our suppliers to demonstrale the
same commitment to the prevention of human rights
abuses in their operations. Qur Slavery and Human
Trafficking Staternent can be found on our website and
is reviewed and updated annually [britishland.com/
modern-slavery-act).

partners. We carry out due diligence on all parties that we

1. Linkages ta our Principal risks can be found on pages 88-94.
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PERFORMANCE REVIEW

Market
backdrop

Macro-economic context

The UK economy responded well to the
lifting of Covig-19 restrictions, expanding

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

the economy, putling pressure on prices
towards the end of the year. Inflation has
risen fasier than expected, up 7% in March
2022 compared 10 up 6.2% the previous
manth and in response, interest rates have
been increased. Consumer confidence has
weakened since the sdmimerwith toncerns
around rising prices and the prospect of a
real income squeeze weighing on sentiment
but unemployment has quickly recavered

to pre pandemic levels at under 4 %. Mosl
forecasters are still expecting growth for
the 2022 calendar year but with risks te

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

London office market

The investment markel has relurned

to strong volumes with confidence
strengthening as the economy recavers
from the pandemic and emplayees returned
to the office. The period under review saw
more than £17bn of investment activity
across the City and the West End with
pricing strong reflecting pent up investor
demand and a lack of available slock. Prime
yields currently average 3.5% {for the West
End. stable over the year and 3.75% for

the City. an inwards shift of 25bps.

In the Centsal London accupational

market, take up remains betow its long
term average, but is recavering well
following very low levels last year. Take

up for the period was 9.5m sq ft for Centrat
Londen, more than double the 12 menths to
March 2021. Technology, Banking & Finance
and Professional Services Imast notably
legall were the largest sources of lake up.
Demand is clearly gravitating towards

the very best space, with an emphasis on
sustainability, weilness, shared and flexible
space and excellent transpart conneclions.
This part af the market is achieving
premium prices and vacancy is estimated
at under 4% compared to c.8% for the whole
market. In Lhe context of @ more uncertain
macro environment with elevaied inpui
prices, it is becoming apparent thal mare
prajects are heing delayed and as a result,
the supply pipeline is tight, with speculative
developments commitied and under
conslruction [to 20268) representing 1.8
years average take up. Reftecting the
strong preferance for new and high quality
refurbished space, 32% of development
under construction is currently pre-let.

Retail market

Investment activity continues to be
dominated by retail parks, which have seen
volumes of £4.5bn in the period, compared
to £1.7on in the 12 months to March 2021,
Confidence in the sectar is strong, reflecting
lower accupancy cosis for relailers and
the important rale retail parks can play in
online fulfilment. In particular, the market
has focused on assets which are small-
to-medium in lot size and cffer secure,
sustainable income streams. As a result,
average market yields have moved in
200bps over the year to 5%. The investment
market for shopping centres is slowly
improving as investors begin to see

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

in the period compared to £430m tast year
and yields shifted eut 25bps to 7.75%.
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After a chatlenging few years reflecting

the structurat shift to online and impact

of Covid-19 there were signs of a pick up

in activity in retail occupational markets.
Aclivily has been skewed lowards retail
parks which are more affordable and where
footfall and sales are near pre-pandemic
levels, and in some cases ahead. Mowever,
as we move into a more inflaticnary
environmenl, consumers will be more
focused on value and occupiers will need
to mitigate the impact of higher input costs,
This will facus attention on the affardability
ufl reiail space which plays to the retail
park prapasition.

Logistics market

In logistics, investment volumes remained
very high at £18.7hn over the periad, the
strongest ever year of investment activity.
Strang occupier demand, underpinned by
strucivral trends in e-commerce has led
ta attractive rental growth which continues
to appeal to long income investers. In the
occupational market, take up in London
and the South East was c.Bmsq {t and in
London, demand is particularly broad
reflecting the emergence of "quick
commerce” and “dark kilchens”, although
take up is limited by available stock with
vacancy low at around 1.5%. In these
cases, central locations are critical to

the occupiers’ business models and

are commanding a rental premium as 2
result. Forecast rental growth in London
is expecled to average over 5% p.a. over
the next five years.
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PERFORMANCE REVIEW continued

Business
Review

Portfolio valuation

£10,467m

Gccupancy!

96.5%

Weighted average lease length to
first break

5.8 yrs

Total property return

11.7%

Lettings/renewals lsq ft) over 1 year

29m

Qn a proponionally consolidated basis including the
Group’s share of joint ventures

1. Where accupiers have entered CVA or
adrministration but are still liable for raies, these
are treated as accupred. I units in admnistration
are treated as vacant, then the occupanty rate
would reduce from 96 5% to 95.6%.

Portfolio performance

The British Land Company PLC 00421920

Vatuation VTota\pmp:rrf
Valuation movement ERY movement Field shift refurn
AL31 March 2022 £m % bps %
Campuses 5957 54 0.0 111 85
Central London 6450 4.6 0.1 (11 77
Canada Water &
other Campuses 430 12.9 8.4 +1 17.0
Retail & Fulfilment 3,500 9.9 {2.8 (971 191
Retail Parks 2114 20.7 (2.0 151} 314
Shapping Centres 800 16.1] 5.2 +3 14
Urban Logistics 319 0.0 4.3 {75 8.3
Total 10,467 6.8 11.2) 142) 1.7

See supplemeniary tables for detailed Breakdawn.

The value of the portfelio was up 6.8%
driven by 3n exceptianally strang year
far Retait Parks and a good performance
across our Campuses,

Retai} Parks delivered a valuation uplift

of 20.7% driven by yield compression of
151bps reflecting a strang investment
market and improving occupational
macket given their relative affordability
and compatibility with antine retail. This
fully offset an ERV dectine of 2.0% which
was weighted towards the first hall.
Shopping Centres also saw some mild yield
compressien in the second half, reversing
the previeus trend and there are signs that
rents are stabilising with the rate of ERV
decline moderating in the second hali:
overai{ shopping centres were dawn 6.1%
invalue. Urban Logistics was flat on the
year with streng yield contraction ang
ERV growth of 6.3% offsetting purchasers’
costs which drove a negative movement
in the first half: exciuding the impact

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

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

al Regent's Place and progress-on aur

| Broadgate development which is now
fully let or under aption on the office space.
Both pertfolios benefitted from saome mild
yield compression with investment markets
strengthening post pandemic. Campus
developments were up £201m. {+11.7%]
including a very strong performance at
Canada Water of 18.3% reflecting the new
joint venlure agreed with AustralianSuper
and progress on Phase 1.

Camypus offices outperformed the MSCH
benchmark for All Offices and Central
Londan Qffices by 150 bps and 100 bps
respectively on a total refucns basis.
Retail outperformed the MSCI Al{ Retail
benchmark on a total returns basis by
510 bps due 1o cur weighting towards
retail parks. Reflecting the continued
strength of industrials, aur partfolio
overall underperformed the MSCI All
Progerty total return index by 790 bps
over the year.



Capital activity
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Retail &

Campuses Fulifilment Total
Fram 1 Aprit 2021 Em £m €m
Purchases 102 645 747
Salest [1.063] m7 11.180)
Development Spend 205 3 208
Capital Spend 28 10 a8
Net investment 1728] 541 1187)
Gross Capital Activity 1,398 775 2,173

On a proportionally consalidated basis including the Group's share of joint ventures.

1. Includes 75% sale of majarity of assets in Paddington Central for £694m which exchanged post year end and St Anne’s [Eém} which exchanged prior to ) April 70?1

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

The scale of our actwity refiects cur strategic
prianty to more actively recycle capital and
this has been achieved with £1,180m of
sales and E747m invesled into acquisitions
in retail parks, urban logistics opportunities
and assels aligned to innovation and growth

outside of London: --- - - - -- - -

The mast significant transaction, which
exchanged post year end in April 2022, was
the sale of 3 75% interest in the majarity of
our assets al Paddington Central 10 GIC for
£4694m, this was 1% below September 2021
book value and represented a net initial
yield of 4.5%. The transaction, which is
expected to complete within fwo manths,
eslablishes a new venture, with ownership
split 75:25 for GIC and British Land
respectively and the partners having joint
control. The 5 Kingdam Street development
site and the Novotel at 3 Kingdom Street
currently sit cutside the structure but GIC
have options over bath assets. At § Kingdom
Street, their opticn [which is over a & month
peried! enables them to acquire 50% of

the developmeni, creating a second jeint
venture and for 3 Kingdom Street, their
optton enables them (o acquire the asset

at prevailing market value, via the first joint
venture within five years. We will continue 1o
act as development and assel manager for
the campus, garning fees. Curing the year,
we also sold a 50% share in the Canada
Water Masterplan for £290m to
AustralianSuper. representing 3 12%
premium to the 30 September 2021 bock
value after Llaking inte account capital
expenditure. Again, this transactian
provides the opportunily Lo leverage our
operational platform as we witl act as the

assel manager and develapment manager
for the scheme for which we wiil earn
fees. Other disposals included £79m of
residential sales, of which Wardrobe Court
accaunted for £70m, gverall 4% ahead of
book value and £117m of retail sales of
which the Virgin Active at Chiswick was
£54m, overall 9% shead of book vatue.

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

to deliver a multi-storey urban logistics
hub for Central and West Londen. The
warehouses, which sit within the M25, close
to the M1 and outside the North Circutar,
are ideally located for vehicles coming inte
London and subsequently out for detivery.
We are working on feasibility options for the
site and expecl to achieve vacant possession
in 2027. In the meantime, we are warking
towards outline planning censent and
managing the asset which offers
considerable reversionary potental.

We also acquired a development site an
Verney Road in Southwark far £3tm. This
cornprises low rise industrial buildings over
two acres and is lecated on the Old Kent
Road |1A2| providing excellent access o
Central Londcn as well as the M25. The site
aifers immediate redevelopment polential
for a mullti-starey urban logistics schemes,
subject to planning. This follows
acquiskttons in the first half, including
Heritage House in Enfield. an existing
warehouse we plan to intensify through
redevelopment as well as Thurrack
Shopping Park and Finsbury Square Car
Park where we have an opportunity to
repurpose the existing siles into urban

logistics hubs. Qur tatest acquisitions bring
the gross development 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 also acquired further assets targeting
the value apportunity in Retail Parks
totalling £350m (including Thurrock
Shopping Park which has logistics
potentiall. This includes the remaining
units in HUT, acquired for £148m and three
shapping parks in Farnboreugh, Reading
and Enfield ladjacent to cur Heritage House
warehouse). These represent opportunities
where we expect lo deliver atlractive
financial returns utilising our asset
managemant experlise which has

played out well this year.

tn Campuses, we acquired £102m of assets
aligned 10 nnovation sectors including The
Peterhouse Technolegy Park in Cambridge
for E79m representing a NIY of 4.15%.

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

in an emerging part of south Cambridge.
close to the Cambridge Biomedicat
Campus. We also acquired The Priestley
Centre in Guildford on Surrey Research
Park for £12rm and adjacent Waterside
House for £15m giving us a combined
footprint in Guildford of aver 11 acres.
This pravides an oppartunity {¢ deploy

aur Campus proposition and development
skills to deliver high guality space for the
innovalive industries in this affluent town.
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PERFORMANCE REVIEW continued

Sustainability

We have mairtained our irm focus on
delivering our 2030 sustainability ambitions.
This year we were delighted to retain our
GRESB 5 star rating as well as our AAA
raling from MSCI and A- from COP. 100
Liverpoot Street, our first net zero carbon
development, has continued to pick up
industry accalades for its sustainability
credentials including Green Building Project
of the year in the BusinessGreen Leaders
awards, Project of the Year at the Building
Awards and most recently a Civic

Trust Award.

Net Zero

We are delivering aganst the cammitments
we selout in our Pathway to Net Zeryp, our
roadmap to achieving 3 net zere carhon
portfolio by 2030. We cancuct whele

life carben assessments on all aur
developments and refurbishments and we
are currently forecasting that embodied
carbon on our affices development pipeline
witl be §32kg CO; per sgm including
completed developments. This compares
well to our 2030 1arget of 500kg COse per
sgm from a baseline of 1000kg CQse per
sqm, which was the industry benchmark at
the taunch of our strategy. We completed
our second net zero carbon development at
1 Tritan $quare which achieved a BREEAM
Qutstanding rating. Like 100 Liverpool
Street, we were able to re-use most of

the superstruciure, keeping the embodied
carbon on completed developments low

at 408kg CO; per sqm. Residual embodied
carban at 1 Triton Square was fulty offset
through cerlified, nature-based solutions -
a teak atforestation project in Mexico and

a community refprestation project in Ghana.

We made further development
commitments at Canada Water where

we are commilled to achieving BREEAM
Qutstanding on all commercial space,
BREEAM Excellent on retail and a minimum
of Home Quality Mark 3* for residential.
Canada Water is 5 ground-up redevelopment,
50 our ability to re-use existing materials is
{imied and our focus is on using the more
sustainable materials and processes.

Our usg of Earth Friendly Concrete in the
permanent piling warks was a UK industry
first and saved 240 tonnes of carban
emissions. Other low carbon initiatives
include the use of cross laminated imber,
high recycled content in concrete, electric
are furnace steel and recycled raised
access floors. As a resull, embadied carbon
for the offices space at A1 and A2 at Canada
Water is expected to be 482 kg CO; per sqm
and 466 kg CO, per sqm respectively. in line
with our glidepath to 2030.

W3 arEalso on site at 1 Broadgate, which

is expected to be in line with our 2030 office
targets for operational efficiency of 95kWhe
per sqm an a whole building basis and is an
track for 3 NABERS 5 star rating. Embodied
carbon on this building is above our 2030
targei a1 901 kg CO; per sqm, but we
continue to make improvements throughout
the design and delivery process. At Norten
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 perfarmance in operation,
delivering an estimated energy intensity
which is in ine with the trajectory to

cur 2030 energy performance targets.
Embodied carbon an this buitding is alse
low at 434kg CO+e per sqm, reflecting

our ability to reuse the existing malerials.
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MEES Legisiation and EPCs

in offices. we are already fully compliant
with 2023 MEES legislation which stipulates
a minimum EPC rating af € and 46% of

our offices space is currently rated Aor B
[by ERV}. For the whole portfolia, 36% is
currently A or B rated, significantly above
the (evel of 29% in Septemnber refiecting

3 number of recertifications which have
captured improvements delivered in recent
years. 70% of the portfolic is now A-C rated.
Tg meet our 2030 objectives and comply
with expected MEES legislation requining
our whole portfolio to be a minimum EPC B
by 2030, we appointed external consultants
to conduct net 2ero audits identifying
appariunities Lo improve energy efficiency
and raise the EPC rating. These audits.
which covered 29 of our major assets have
now completed. We expect that the lotal
cost far retrofitting the portfolio to be in the
region of £100m, which covers the standing

. portiolio and exctudes major developments

and refurbishments where energy efficient
fixtures and fittings are already incorporated
within our development briefs. This
investment witl be focused on energy
efhcient interventions which typically have
an attractive payback and in the current
envirgnment, with energy prices escalating,
represent a compelling investment for
occupiers and we are already engaged in
productive conversations with accupiers
across the portfolio. Overalt, we expect that
twe thirds of the ¢ost will be funded through
the service ¢harge or by customers direcily.
While we are making good progress, we are
primarily focused on improving energy
etficiency and reducing carbon intensity
which is how we will deliver an our 2030
targets of a 25% improvement in whole
building energy efficiency and 3 75%
reduction 1n operational carbon intensity,
botn against a 2019 baseline.



To fund any outstanding 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 embadied carbon in
developments supplemented by an internal
float of £5m. Total funding to date within
the Transition Vehicle is £15.6m.

Place Based approach

Our Place Based approach means
understanding the most important issues
and opportunities in the communities
around our places and focusing our efforts
collaboratively to deliver the biggest impact.
Building on the research we commissioned
Last year into the secial and economic
situation around our assels, this year

we identified initiatives which 1arget key
local issues al each of our places. At our
Campuses, one of the most effective ways of
daing this is through our Community Funds
- a forum for connecting our customers
and local communities and supporting
arganisations who do vital werk locally.
Following the success of the Regent's Place
Community Fund, this year we launched
funds ai Broadgate and Paddinglon Central
with 15 of our accugpiers pledging £150,000.

One of our key initiatives this year was

the launch of the Naw Digrama Thealre at
Broadgate, helping to bring people together
post Covid and supporting the revival of this
part of the City. NDT Broadgate is one of the
biggest free rehearsal and artist support
spaces in the UK, The 20,000 sq ft space

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

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

This year, Bright Lights, our skills and
employment programme reached over
130 paople through virtual emgployment
training and cne-ta-cne supperl at two

of aur Campuses and six retail sites.

Over 0% of candidates have already
gained employment in a range of sectors.
Programmes we piloted this year and
plan to expand inctude ADcademy with the
Brixton Finishing Schoel. Over 110 young
people local to our Londan Campuses and
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Ealing Broadway took partin these enline
workshaps designed to develop skills in

tha creative, technology and advertising
seclors. Fort Kinnaird's recruitment project
with Capital City Parinership reached 128
beneficiaries with 80% finding employment.

We continued to suppart the work of the
Nationzl Literacy Trust, encouraging 7,800
young people to read and bringing the total
number of children we have reached almost
54,000 since the launch aof our partnership
in 2011, To suppart local businesses, we
provided affordable space across five of our
priority assets, which included places such
as “Thrive” in Canada Water, a community
business hub providing workspace and
meeting rooms to help local start ups.

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

Refiecting our continued focus on diversity,
we were pleased to become the first real
estate organisation 1o achiave the Disability
Smart Standard, which is awarded by the
Business Disabitity Forum to organisations
who can demonstrate a culture of inclusion
for all abilities.
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PERFORMANCE REVIEW continued

Campuses

Portfolio valuation (BL share)

£6,967Tm

Occupancy

96.7%

Weighted average lease length to
first break

7.0 yrs

Total property return

8.5%

Lettings/renewals (sq ftj over 1 year

1,243,000

On a proportionally consolidated basis including the
Group’s share cf joint ventures.

Campus operational and

financial highlights

- Campus value of £7.0bn, up 5.6% driven
by leasing activily and development
performance. Similar performance
from City and West End assets. up
4.7% and 4.5% respeclively

- Strong performance fram Canada
Water up 18.3% refleciing the joint
venture with AustratianSuper and
progress on Phase |

- 11 bps yield contraction, weighted
tawards the City

- Weightad average lease length extended
to 7.0 years refiecting the camplelion of
1 Triton Square and our leasing activity

- ERv g'rowth fiat. Adjusting for changing
valuation treatment underlying ERV
growth on our offices space was 1.5%

- Like-for-tike income up 2.5%, driven
primarily by strong leasing at Broadgate
and across Storay

- Sirong rebound in leasing activity with
1.2m sq ft deals |greater than one year)
driven by development letings

- TJolal letings and renewals at 1.7m sq fi,

inctuding 187,000 sq ft Storey leitings
- Under offer on a further 318,000 sq ft,
including @ minimum of 103,000 sq ft
3l Norton Folgate
tnvestment tettings and renewals aver
one year, 5.4% ahead of ERV
- 555,000 sq ft rent reviews agreed 6 7%
ahead of passing rent adding £1.6m
fo renis
- Oceupancy improved Lo 96.7%
- Rent collection 100% for FY22

!

Campus operational review
Campuses comprises our three London
Carpuses (Broadgate, Regent’s Place and
Paddington Centrall, as well as Canada
Waler, our recently acquired asselsin
Camuridge and Surrey Research Park,
standalone offices and residential.

Qur London Campuses are located in some
of Landsn’'s most exciting neighbaurhoods
and benefit from excellent transpert
connections with two of our Campuses
directly on the new Elizabeth line which
opens this month. Through our platform,
we deliver best in class space which meels
the highest standards of sustainability

and wellbeing, provides a wide range of
amanuies and an engaging public realm.
Our skill sel across investment, leasing.
asset management, property management
and development is transferable {o new
tocations with accupiers focusing on space
which best supports their business and
people, these advaniages position us well
10 attract a wide range of innovative,
grawing businesses to qur spaces.
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We benefit from a diverse portiolio of high
quality occupiers facused on techaatagy,
financial, corporate and media sectors.
Occupancy is 96.6%, improving 270bps
since March 2021 and we have collected
all our rent for the year,

Broadgate

Total leasing activity covered 751,000 sq
ftin the year, of which §80,000 sq ft were
tang term deals. We successlully let {or
placed under option) all the office space at
1 Broadgate four years zhead of completion
with Alten & Overy and JLL taking a
minimum of 254,000 sq ft and 134,000 sq

ft respectively. The strong sustainability
credentials of this building were a key
atlraction and in their press release,

A& D commented that the building "will
cantribyte to an 80% reduction” in their
anpual London office carbon emissions.

We also compteted the office letting at 100
Liverpool Sireet, with Hudson River Trading
taking 20.300 sq ft on level ten. Newly B
refurbished space is telting well with Braze,
a customer engagement platform, taking
49,900 sq ft at Exchange House and Maven
Securities, a proprietary rading firm taking
38,000 sq ft at 155 Bishopsgate, Other
letlings include legal firm Jenner & Block
a1 10 Exchange Square 13,000 sq ftl and
financial services platform Symghony at
135 Bishopsgate 17,200 sq fi).

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

of Revglve a!t 100 Liverpool Streat, an
innovative concept with guest cheis

and Shiro, a sushi restaurant, building
Broadgate's reputation as 3 top culinary
destination, We have also let space at
155 Bishopsgate to Neat Burger [a plant
based burger restaurani backed by Lewis
Hamitton), Nest (a bar and restaurant run
by Urban Pubs and Bars), Black Sheep
coffee and Hawaiian poké restaurant
Honi Poké.

We conlinue to invest in our buildings

and are on site with asset management
initiatives including the refurbishment

of 155 Bishopsgate [our share £35m).
Exchange House (our share £12.5m] and
10 Exchange Square lour share £9m). where
the first phase now completed. We {ake the
opporiunity provided by lease events to
re-invest in existing buildings, to deliver
energy ellicient interventions which raise
the EPC rating and refurbish the space.
ensuring that they are well pos:lioned (o
benefit as demand gravilates towards the
best, most sustainable space. We also
completed public realm improvemnents

at Exchange Square, delivering 1.5 acres
of green space, including amphitheatre
style seating and outside evenls space
with a range of iree and plant life to
support biodiversity.



We refreshed our biodiversity framewcrk
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
rools at seven locations with 12,800 sq ft
of planied space to come at 1 Broadgate
and 3,000 sq ft at Norton Folgate, We

also launched an occupier led and funded
Community Fund, replicating the successiul
Regent’'s Place Community Fund where we
will work together with our occupiers to
wdentify and address key local issues.

The Campus saw a valuation gain of 5.1%
reflecting 14bps of inward yield shift and flat
ERVs. 100 Liverpool Street, which benefited
from inward yield shift and the expiry of rent
free periods, and 1 Broadgate, reflecting
significant leiting activily, were the key
drivers of valve. Broadgate occupancy

is 96.7% up from 92.0% 12 months ago.

Regent's Place

The key transaction in the year was the
letting of the office space at 1 Triton Square
1o Meta which accounted for 315,000 sq ft
aof the 388,000 sq ft of leng lerm leasing
activity. Meta has expanded at Regent’s
Place and this deal is a testament ta their
commitment to the Campus where total
occupation will be 635,000 sq fi. Dentsu
Internaticnal who had previously commitled
to 1aking 1 Triton Square will remain at 10
and 20 Triton Street {180,000 sq ft). Rent
reviews totalled 231,000 sq ft overall, 8.9%
ahead of previnus passing rent adding
£1.3m torents.

Regent's Place is well located 1o aitract
innovative and growth businesses looking
to cluster around the academic, scientific
and research institutions in London's
Knowledge Quarter. Reflecting this we
have signed life sciences business
Babylon Health {12,000 sq {t] and
Fabricnano (7,000 sq ftf both at -
Drummond Street.
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In Decernber 2021, we completed the first
phase of our public realm improvement
programme and we are underway with the
second phase. This will include rotling out
the biodiversity framewark following the
model established at Broadgate.

The Campus was up 6.7% in vatue,
benefitting froem leasing activity at

1 Triton Square and 10 Triton Street,
driving yield compression of 15 bps. ERVs
were marginatly down 0.7%, parily driven
by a change in vatuation assumptions al
10 Tritan Street which no longer assume

a refurbishment given Dentsu International
has recommitted to the building. Adjusting
for changes in valuation assumgptions,
underlying ERV growth on our offices

was 3.0%. Occupancy is now 95.2%.

Paddington Central

Total leasing activity covered 154,000 sq ft,
af which the re-gear of the Novotet (ease at
3 Kingdorn Street accounted far 111,000 sq
ft. We alse renewed our lease to Incipic
Group, who manzage Pergola, the outdoor
dining concep! at the 5 Kingdom Street
development site, covering 20,000 sq ft.
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PERFORMANCE REVIEW continued

The Campus saw a valuation increase

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

al & Kingdom Street, offset by dectine at

3 Sheldon Square where leases are coming
1o an end and we are so0n {0 carmmence
refurbishment. ERVs saw growth of 1.7%
with yields moviag in 1bp. Occupancy

is 99.6%.

Post year end we established a new joint
venture at Paddington Centrat, with GIC
owning 75% of the majority of assets and
British Land gwning the remaining 25%.
The Novotet at 3 Kingdom Street and the

5 Kingdom Street development site sit
outside of the structure although GIC have
options over baoth assets. We will cantinue
1o manage the Campus for whicth we will
earn fees and GIC are cornmitted to our
future plans. Thisincludes a comprehensive
vpgrade of 3 Sheldon Square, where we will
deliver an atl electric building, targeting a
BREEAM Excellent rating. This is estimated_
ta reduce gperational energy consumption
and carbon emissions by over 40% per
annum. We are planning an extensive
upgrade lo the public reatm which will
transform the tandscaping and have
commenced works al the amphitheatre
which will revitatise this central part of

the Campus.

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

the flexibility to expand at short natice or
to take ad hoc mesting or events space.
Itis prasent on all our Campuses and is
operational across 338,000 sq f1 [¢.5%

of Campuses]. Occupancy on stabilised

Canada Water Phase 1
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Residential units

Sgi Workspace  Reiail & laisure {number} Total
Al 120,660 2.000 184 273,000
A2 185,000 55,000 - 250,000
K1 - - 79 $2.000
Total 305,000 74,000 26% 585,000

puildings [those two years' post fit oul
or fully (et has increased to 86% as we
have seen sising cuslomer demand with
confidence improving post Covid driving
demand for flexible space.

Since 1 April 2021, we have agreed leases
and renewals on 187,000 sq it of space
and aur retention rate remains high.

100 Liverpaol Street is fully tet with onling
signature service Docusign taking 6,500
sq ft and the Levin Group, a health tech
recruiiment business going under offer
on the final unit post year end. Levin also
have 7,000 sq ft at 1 Finsbury Avenue and
have pre-lel of all the Storey space at

155 Bishopsgate comprising 23.000 sq ft,
again post period end. We are now fully
tet at Orsman Road, with the Homerton
Realthcare NHS Foundation Trust signing
for 18,100 sq f1, representing half of the
space in the building.

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

strength of Sterey’s custamer base,

with the majority of occupiers being
UK/Eurapean headquarters, stale up
businesses or large multinationals.
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Locking farward, Storey will cease
operations across 27,000 sq ft at 3 Finsbury
Avenue and International House 81 Ealing as
we prepare those sites for redevelopment.
However, we are aclively considering
oppartunities for Storey an both our
standing partfolio and new developments.

Canada Water

In March 2022, we sald 50% of our share in
the Canada Water Masterplan, our 53 acre
redevelopment scheme in Southwark to
AustratianSuper for £290m forming 2
50:50 joint venture. Their partnership

will accelerate returns and the delivery -
of tha Masterplan, Bringing new hamas,
workspace, retail and leisure oppoctunities
and an enhanced public realm to the

local community.

The joint venture is committed to
devetoping Phase { of the Masterplan
tovering 585,000 sq [l and 1o progressing
subsequent phases of the development,
with funding split equally between British
Land ang AustralianSuper. The total
development cast af the entire project is
£3.6bn. It is expected o take ten years

to complete and should deliver 3 total
development value of £5.6bn of which the
commercial element accounts for £3.4bn
and residential the remainder, British Land
is targeting development returns of 11%
from commitment far Phase | and low
teens for the whole project.



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

We are largeling rents en the workspace

of over E50 psi and a capital value psf of
around £i,000 on the residential, which

are both highly afferdable relative 10
compeling schemes.

The joint venture’s ownership is
consolidated into 2 single 500-year lease
with Southwark Council as the tessor. The
Londen Borough of Sauthwark 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. Thay have elected
not to fully participate in Phase 1 but are
pre-purchasing the 79 afferdable homes
at K1 and have part fynded the 55,000 sq ft
leisure centre in A2.

This year, we completed the installation of a
modular campus for TEDI-Lundon, a global
partnership with King's College Londan,
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 its

life the building can be reused on-site,
retocated iniis entirety or stripped and

the materials recycled. The 15,000 sg it
campus opened to the first cohort of
sludents in Sepiember and we are working
with TEDI to deliver a permanent home for
around 1000 students within the Canada
Water Masterplan. We see scope 1o expand
this modular approach which provides a
guicker route to market for businesses
tooking to expand without the fermal
commitment of a long term lease, We

are engaged in discussions to deliver a

life sciences enabled medular campus and
have interest frem other higher education
providers. We are exploring a range of )
alternative uses across the Campus, uses
which align te our wider sirategy to focus
the business on growing sectors. Our
permission is deliberately flexible so as

we move forward, we can lake accaunt

of changes in demand by amending our
offices, residential and retail allecations

as approgpriate.
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The valuation af the Campus was up 18.3%
in the year reflecting the joint venture
agreement and progress on Phase 1.

This has been a challenging year for

many of our community partners whom

we have continued to support through

Ihe pandemic. We have strengthened our
built environrnent education and careers
partnership with Construction Youth Trust
by bringing in @ number of our suppliers on
the Masterplan including constructors Mace
Group, Aecem and Gardiner & Theobold.
Many of our suppliers have also contributed
their lime to building The Paper Garden,

a pioneering new community space for
young people. This is managed by Global
Generation, one of our community partners
and wili be the largest circular economy
build i London.
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PERFORMANCE REVIEW continued

Retail &

fi
Fulfilment ]

Partfolio 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 ftl over 1 year -

1,523,000 :

On a progortionally consolidaled basis including the
Group's share of joint ventures.

1. Where occupiers have entered CVA or
adrminiskration but ace still Liable lor rates, these
are treated as pccupied. IE units in administration
are treated as vacant, then the occupancy rate for
Retail would reduce from 96,3% to §4.5%

(o}

5.
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Retail operational and

naneial highlights
Retail & Fullilment portfalio value
at £3.9bn, up 9.9%, with Retail Parks
delivering an exceptional 20.7% uplift,
more than offsetting a decline in
Shapping Centres ldown 6.1%]
Yield compression of 97bps overall,
driven by Retail Parks down 151bps
with yietd expansion of 3bps for the year
in Shopping Centres, but contraction of
4bps in the second half
ERVs down 2.8%; weighted towards
Shopping Centres, which are down 5.2%:
Retait Parks down 2.0%
Like-for-like incermne down 0.8%.
Including the impact of CVAs and
administrations, like-for-like income
was down 6.0%
Like-far-like income up 6.0% on our
Retail Parks
Strang teasing activity, with 1.5m sq ft
deals greater than one year: 2.8%
ahead of March 2021 ERY and 21%
below previous passing rent
Total {etlings and renewals at 2.2m sq it
Strong pipeline with 79,000 sq {t under
offer, 2.2% above March 2021 ERV and
7.4% below passing rent
Further 555,000 sq ft of rent reviews
agreed 0.2% above passing rent
Retail Parks accupancy 97.4% up 270bps.
reflecting strang leasing aclivity
Footfall and sales 91.9% and sales 98 4%
respeciively of same perioad in FY20:
99.5% and 100.2% for Retail Parks
95% of FY22 rent collected

Retail & Fulfilment

perational review

Operational performance

This has been a strong year for leasing
volumes, with 1otal activity of 2.2m sq ft.
Deals gver ane year were 2.8% ahead of
March 2021 ERV, with a particularly strong
performance from Retail Parks which were

9% ahead of March 2021 ERV. Total lease

renewals covering 949,000 sq ft have tended
to gutperform new tettings and were on
average 6.5% 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 result, occupancy levels are high at
96.3%. We have an encouraging pipeline

of deals under offer tatatling 79,000 sq ft
overall 2.2% ahead of March 2021 ERV.

Retail Parks, which account for 63% of the
Retait & Fulfilment portfolio have emerged
as the preferred tormat for retailers. They
are well connected and affordable for
retaiters meaning they play an important
role in a successiul online retail sirategy
facilitating click and collect, returns and
ship from stare. Their {ower occupancy cost
also makes them altractive ie 3 broad range
of 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 ft, two with The Range
130,000 sq fil and two with Poundland
{25,300 sq f}. Faottall on aur Retail Parks
was in line with FYZ0 lwhich included two
weeks of closure due 1o Covidl and sales
were ahead.

Shopping Centres now account for 23% of
our Retail & Fulfilment portfolio, with opan
air covered schemes camprising 6% and
traditional covered centres 17%. We are
encouraged that the rate of ERV decline has
natably decelerated for shopping centres
and that yields on aur portfolio contracted
marginally in the second hatf. With more
investors targeting prime shopping centres,
we believe the outlook for the best centres
is more aitraclive

Follawing the acquisition of Heritage House,
Enfietd and the Finsbury Square Car Park
and including urban logistics opportunities
on our existing partfolic, Urban Legistics
now accounts for 9% of Retail & Fulfilment.
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Faotfall and sales recovered strongly following the reopening of indoor hospitality on 17 May 2021 and sales are now close 1o
pre-pandemic levels, with the shortfallin footfalt largely compensated for by an increase in baskei size, as set out below;
1 April 2021 = 3¢ March 2022

Benchmark
% ol FY20 outperfgrmance?
Footfall
- Partfolio 91.9% +11720bps
- Retail parks : 99.5% +36%bps
Sales
- Portiolio 98.4% nfa
- Retail parks 100.7% nfa

1. Compared to the eguivalent weeks in FY20 which includes two weeks of ctosure in March 2020.
2. Footfall benchmark: Springboard.

With most Covid-19 related restrictions CVAs and administrations

lifted before or during the first quarter and  There have been relatively few new CVAs
only shorl term interruptions as a resultaf  or administrations in the year with just

the Omicron variant, most of our accupiers  fifteen units impacted, of which seven were
have been able to operate as normal for the  unaffected, three saw rent reductions and

majority of the period. This is reflected in five stores closed. This resulted in £2.5m in
our rent callection which at 95% of rent lost contracted rent of which £2m retated to
far the year is close to historic levels. the Virgin Active restructuring in May 2021 . R
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PERFORMANCE REVIEW continued

Developments
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Current Castta ERY

Sq 6t Value complaie ERY fef& under offer

AL 31 March 2022 '000 £m £m tm €m

Recently completed 369 545 - 263 239

Cammittad 1,682 487 548 60.4 212

Near term 1.925 219 763 76.6 -
Medium term 7.746

Total pigetine {ex. Recently Completed} 11,353 704 1,411 137.0 21.2

On 2 propartionally consolidated basis including the Group’s share ol joint ventures [except area which is shown at 100%].

Portfolio
Progressing value acgretive development
is one of the four key priorities for our
business and a key driver of returns.
We target project 1RRs of 10-12% and
altogether, expect our development

. pipeline to deliver profits of around £2hn.

" We Bctively Tafzge the risk associated |

with devetlepment by pre-letting space
where apprapnate. We have made excellent
progress this year with our pre-letting
activity securing £13.7m of fulure rent and
post year end, we placed a further 103,000
sq ftunder ofer at our Norton Folgate
development, representing another £7 5m
of rent. This brings iotal fulure rent secured
to E45m across our recently completed

and committed pipeline of 2.1m sq ft
representing 53% of rotal ERV. Excluding
build to sell residentiat and retail space
which we will let closer to completion,

we are 60% pre-iet or under offer by ERV.
Total development exposure is now 6.2% of
portfaolio gross asset vatue with speculative
exposure at 6.4% [which is based on ERV
and includes space under offer], within

our internal risk parameter of 12.5%.

The majority of space in our development
pipeline is either income preducing or held
at low cost, enhancing our flexibilily, so we
have attractive aptions we can progress as
and when apgropriate.

The construction market has changed
significantly over the year. initial increases
1n raw material costs were due to the
combinatian of supply chain issues,
sustained global demand and reduced
supply which were primarily Covid-19
related. Manufacluring ¢losures,

reduced production and shipping provision,
combined with increased demand lor raw
materials, such as iran ore and timber,
from China and the USA as they emerged
from the pandemic put upwards pressure in
ingut costs. These grice rises were initially
sheltered by contractors keen o secure
pipeline; however, the levels of workload
and magnitude of cosi increases have
inevitably pushed up tender pricing

Whotesale energy cost increases. shortage
of labour, increased cost of materials,
elangated supply programmes and an
increase in construclion activity has
resulted in upward inflation pressure. These
issues were beginning to reduce at the end
of 2021 and early part of 2022, with both

- supply improving and cosis decreasing.

This changed with the Ukraine war, which
has further destabitised the glabal supply
chain, removing Ukraine and Russian
goods and services from the market. This
reduction in supply, together with the spike
in enérgy prices resulting from the war,
etevated tepder price inflation once agan.

Cur inftation forecast {based on tender price
inflation] has increased to around 8-10% in
2022 from our previous forecast of 4.5%, but
we expecl thal to moderate over the next

18 months as wages and commodity prices
remain slevated but do not increase at the
same rate. Qur forecast for 2023 and 2024
is around &-5% [from 3.5%]. We expect the
rate of increase to moderate and capacity
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to emerge as some development projecis
in the marke!l are deferred or cancelled.

Wa review inflation drivers te ensure our
centingencies and cost plans are robust to
deal with the market fluctuations. Having
maintained momenium on aur development
pragramme throughout the pandemic,

we have been able to place conlracts ~ e e
cornpetitivety and 91% of costs are fixed

on committed developments. We have

built up excellent relationships with Tier 1
contracters and throughout qur supply
chain so we are confident of placing
muftually attractive contracts for our

near lerm developments.

Higher tand values mean that returns from
tonden developmenis are more insulated
to cost inllation than development in other
parts of the country and we anticipate being
able to achieve the modest increase in rents
required 1o offset any further cost inflation
above our base case.



Completed developments

We reached practical completion of 1 Tritan
Square (349,000 sq it} in May. Embedied
carbon was low at 436 kq COye per sqm and
we offset residual embadied carbon through
certified schemes making this our second
net zero carbon development. The olfices
space is now fully lat to Mela.

Committed developments

Qur committed pipeline now stands at 1.7m
sq ft following cormmitments at Canada
Water, Phase 2 ai Aldgate Place and most
recently The Priestley Centre in Guitdford.
The Priestley Nentre 1s localed on the
University of Surrey Research Park where
there is strong demand fram innovation
sectors and we are on site with an 81,000 sq
ft affice development which will be partiatly
lab enzbled.

Al Canada Water, we are on site at the
first three buildings covering 585,000 sq f.
At is a 35 storey lower, including 186 homes
and 120,000 sq ft of workspace; practicat
campletion is targeted for 04 2024, A2
includes 185,000 sq ft of workspace as well
as the new leisure centre and K1 comgprises
79 affordable homes. The Lendan Barough
of Southwark are not participating in Phase
1 but will take ownership of the affordable
housing on completion and have part-
funded the leisure centre in A2. We expect
to sell the residential units in A closer teo
practical completion.

Phase 2 at Aldgate Place is our first build ta
reni residentiat scheme. It comprises 159
premium apartments with 19,000 sq ft of
best-tn-class office space and 8,000 sq ft

of retail and leisure space. It is well {ocated,
adjacent to Aldgate East and between the
Crossrail stations at Liverpoot Street and
Whitechapel. Works have now started on
site with completton expected in Q2 2024

We are also on stte at Norton Folgate and
1 Broadgate. At | Broadgate (544,000 sq ftl
we are fully pre-lel or under option on the
affice space to JLL and Allen & Overy.
Narton Fotgate is a 336,000 sq ft scheme,
comprising 302,000 sq k 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 a minimum of 103,000 sg ftand
continue to have encouraging discussions
with a range of occupiers.
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Recently Completed and Committed Developments

Forecasl

BL Share 100%sqlt PC Calendar ERv IRR
As al 31 March 2022 Sector % ‘000 Year fm' %
{ Triton Square Office 100 369 Q22021 243 12
Total Recently Completed 169 24.3
Norton Folgate Oftice 10C 336 Q42023 231 1
1 Broadgate Office 50 544 Q22025 202 12
Aldgate Place, Phase 2 Residential 100 136 Q22024 6.0 10
Canada Water, Plot Al? Mixed Use 50 273 Q42024 13 "
Canada Water, Plot A2? Mixed use 50 250 Q32024 5.0 blendad
Canada Waler, Plot K12 Residential 50 62 Q22023 -
The Priestley Cenire Office 100 81 022023 28 22
Total Committed 1,682 0.4

3. Estimated headline rental value net of rent payable under head leases [excluding tenant incentives].
2. Yhe Landon Borough of Southwark has confirmed they will not be investing in Phase 1, but retain the
right 1a participate in the development ¢f suhsequent piats up to a maximum of 20% with their relurns

pro-rated accordingly.

Near Term pipeline )

Qur near term pipeline covers 1.9m sq ft
and includes 2 Finsbury Avenue, where

we have planning for a 718,000 sq ft office
scheme. Embodied carbon on this building
is praojected 1o be market leading for a

high rise tower belaw 750kg £O; per sqm
benefiting from the use of existing and other
recycled materials. We expect Lo start on
site later this year. At 3 Kingdom Streel,
we have consent for a 438,000 sq ft office
scheme; our ownership is currenily 100%
but GIC, eur new joinl venture partner have
an option to acquire 50%. Start on site is
expected in late 2023. At Meadowhall, we
have outline planning permission for our
604,000 sq ft logistics scherme which we
expect Lo progress laler this year.

Medium Term Pipeline

The further phases at Canada Water
account for 4.5m sq ft of our 7.8m sq ft
pipeline, At Euston Tower (578,000 sq ftt
we have an exciting opporiunity to deliver
a highly sustainable, substantial
redevelopment, largeting life sciences and
other innovation businesses leveraging its
location in Landon’s Knowledge Quarter.
We expecl to submit planning next year.
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Urban tegistics opportunities account for
2.3m sq ft of medium term opportunities.
At Thurrock, where we acquired the
Thurrack Shopping Park in the year, we
see an apportunity to deliver 559,000 sq ft of
logistics space towards the east of London
by repurposing two-thirds of the retail
space and utilising the site topography to
facilitate multi-level devetoprment. We see
further oppertunities to intensify existing
buildings at Hannah Clese in Wembley and
Heritage House in Enlield, with potential
to deliver 668,000 sq ft and 431,000 sq ft
respectively of well located, urban logistics
space. Both are in North London, within
the M25 and close to the Narth Circutar.
In addition, we have two centrally located
opportunities al Finsbury Square and
Verney Road in Southwark altogether
totalling 213,000 sq fi. In addition
oppartunities on our existing portiolio
inctude, Teesside where we have identified
299 000 sg ft of land outside of the retail
park we could potentially repurpose

for logistics.
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“Strong performance
: across all financial
metrics.”

Bhavesh Mistry
Chief Financial Oificer

Finance review

Year ended 31 March 2022 31 March 3021
Underlying Profir'? £251m £201m
Underlying earning per share*? 27.4p 18.8p
IFRS profit/lloss) after tax £960m £11.083Im
Dividend per share 21.92p 15.04p
Total accounting return’ 14.8% 115.11%
EPRA Net Tangible Assels

per share'? 7270 £48p
1FRS net assets £6.73Im £5,983m
LTv3es 32.9% 32.0%
Weighted average interest rale 2.9% 2.9%

. See Note 2 within the financial statements for definition and calculation.

. See Table B within the suppiementary disclosure for recongiliations to
IFRS metrics.
See Note 17 within the financial statements for definition, calculation and
reconciliation to JFRS metrics.

. Qn a proportionally consolidaled basis including the Group's share of
joint ventures,

. Fotiowing the sale of a 75% interest in the majority of our assels at
Paddington Central. LTV falis 1o 28.4% an a pra forma basis

PSR TR N

o

Overview

Financial performance has impraved significantly following the
easing of Cowd- 19 restrictions. Underlying Profit1s up 24.9% at
E251m. while underiying earmings per share [EPS)is up 45.7%

at 27.4p. Based on our policy of setting the dividend at 80% of
Underlying ERS, the Board have proposed a final dividend of 11.60p
per share, resulting in a full year dividend of 21.92p per share.
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Underlying Profit

m
Underlying Prafit for the year ended 31 March 2021 201
Like-for-like net rent lincl. CVA and adminisirations) 18}
Provisions for debtors and tenant incentives® kal
Net divestment 18]
Developments "2
Net administrative expenses & fee income (13
Underlying Profit for the year ended 31 March 2021 251

. The year on year impacl ol provisions for deblors and lenant incentives was
F91m. This reflects the difference between the E8m credit 1o the income
statement in the year 1o 31 March 2022 las disclosed in Note 10 and 13 of
the financial statemmantst and the (83 cirarge in the year to 31 March 2621.

Underlying Profit increased by £50m, primarily due o the
significant reduction in pravisions for debtors and tenant incentives,
tollowing improved rent collection driven by proactive engagement
with occupiers and the Lifting of Covid- 19 related restrictions,

This was partially offset by the impact of properties entering vacant
possession ahead cf redevelopment, an increase in adminisirative
costs and the impact of CVA and administrations that occuerred in
the prior year.

Net divestment decreased earnings by EBm in the year. Proceeds
fram sales have been deployed into aur vatue accretive acquisitions
and our devetopment pipeline. The recently completed and
commitled schemes are expected to generate an ERV of £85m,

of which 93% is already pre-tet or under ofter.

IFRS prafit after tax for the year was £940m, compared with a loss
after tax for the prior year of £1,083m. The sigmificant movermnent
year-on-year primarily reftecis the vpward valuation movement
on the Group’s properties and those of its joint veniures.



Qverall valuations have increased by 6.8% on a proporticnally
consolidated basis. resuliing in an overail EPRA NTA per share
increase of 12.2%. Including dividends of 16.96p per share paid
during the year, we have delivered a total accounting return

of 14.8%

Financing activity included the refinance of 100 Liverpool Street,
completed in June 2021, with the Broadgate jeint venture raising a
new £420m 5 year ‘Green Loan’ secured by the property at an initial
LTV of ¢.50%. As part of the refinance, this BREEAM Outstanding
and net zero carbon development was released from the Brozdgate
securitisation alongside the redemption of £107m of bonds.

In the year ta 31 March 2022, LTV increased by 9Cbps to 32.9%.
In April 2022, we exchanged on the sale of a 75% interest in the
majority of our assets in Paddington Central to GIC; follawing its
unconditional completion LTV falls to 28.4% on pro forma basis.

Cur weighted average interest rate remains tow at 2.9%, in line
with 31 March 2021.

Our financial position remains strong with £1.3bn of undrawn
facilities and cash as at 31 March 2022 and, following the
complelion of the Paddington Central sale, we have no requirement
to refinance until late 2025. We retain significant headroom to our
debt covenants, meaning the Group could withstand a fallin

assel values across the porifotio of 49% prior to taking any
mitigating actions.

Fitch Ratings, as part of their annual review in August 2021,
affirmed all cur credit ratings with a Stable Dutleok, including
the senior unsecured rating at ‘A’

Presentation of financial information and alternative
performance measures

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

Managemenl considers the business principally on'a propartionally
consolidated basis when setting the stralegy, determining annual
priorities, making investment and financing decisions and reviewing
performance. This includes the Group's share af joint ventures on

a line-by-line basis and excludes non-controlling interests in the
Group's subsidiaries. The financial key performance indicators

are atso presented on this basis.

A summary income statement and surmmary balance sheet which
reconcile the Group income staterment and balance sheet to British
Land's inlerests on & proportionally censolidated basis are included
in Table A within the supplementary disclosures.

Managernent use a number of performance metrics in order
lo assess the performance of the Group and atlow for greater
comparability between periods, however, do not consider these
performance measures ta 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 an the property porticlio when compared 1o
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 equivalents, with
additional Cempany 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 hasis to enable comparisan belween European
property companies. Linked to this, the use of Teial Accounting
Return allows management to monitor return to shareholders
based on movements in a consistenily applied metric, being
EPRA NTA, and dividends paid.

Leoan to value |proporticnally consolidated) is also monitared by
management as a key measure cf the level of debt employed by the
Group to meet its strategic objectives, along with a measurement
of risk. It also allows comparison to ather property companies who
similarly monitor and repart this measure. The definition of Laan to
value is shown in Note 17 of the consolidated financial statements.

Income statement

1. Underlying Profit

Underlying Profit is the measure that we use to assess

income performance. This is presented below on a proportionally
consolidated basis. In the 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 Profis
[see Note 2 of the financial stalements). There was na tax effect of
these Company adjusted items. No Company adjustments were
made in the prior year to 31 March 2021,

2022 202t
Year ended 31 March Section £m £m
Gross rental income 490 508
Property aperaling expenses [81) {1411
Net rental income 12 429 367

Net fees and other income 13 1"

Administrative expenses 13 [B9) (743
Net finaneing cests 1.4 {102 (183)
Underlying Profit 251 201

Underlying tax credit/[charge] 4 [24)
MNan-controlling interests in

Underlying Prafit 2 3

EPRA and Company adjustments' 703 1,261]
IFRS profit [loss] after tax 2 960 {1.083)
Underlying EPS N 27.4p 18.8p
IFRS basic EPS 2 103.3p {111.2)p
Oividend per share 3 2192p 15.04p

1. EPRA adjustments cansist of investmenl and devetopment properly
revaluations, gains/lasses on investment and irading property disposals,
changes in the fair value of financial instruments and assaciated close oul
costs. Cornpany adjustments consist of items which are considered to be
unusyal andfor significant by viriue to their size or nature. These items
are presented in the ‘capital and other’ column of the cansolidated
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
Prolitincrease of 24.9% and the £30m movernent in underlying tax.
Following the resumption of the dividend in Navernber 2020, our
REIT property income distribution requirements have been satisfied
and therefore there has been no repeat of the underlying tax
charge recognised in the prior year.

1.2 Net rental income

£Em
00 Disposals Acquisitions Dewelop-  Uke-for-  Piaryear  Prowsions an
ments  bkenelrent CYAand for debiors .
-t administ-  and lenant
ralipn  incentives’

1. The year on year impact of provisions for debiors and tenani incentives was
£91m. This reflects the difference bhetween the E8m credit 1o the income
staterneni in the year to 31 March 2022 {55 disclosed in Nate 10 and Y3 of
the financial stalements] and the £83m charge in the year to 31 March 2021,

Disposals of income producing assets over the last 24 menths

reduced net rents by £41m in the year, where the proceeds from

sales are being reinvested into valug accreiive acquisitions and
developmenis. Acquisilions have increased net rents by £28m,

primarily as a result of the purchase of the remaining 21.9%

interest of HUT, the acquisition of Heritage House in Enfield

and Retail Park acquisitions at Biggleswade and Thurrock.

Developments have reduced net reats by £8m, driven by

the vacant possession of Eusten Tower as it moves into

redevelopment. The completed and commitied development

pipeline is expected to deliver £85m of ERV in future years.

Campus tike-for-like net rental growth was 2.5% in the period.
This was driven by letting activity, including Monzo at Broadwalk
House, Braze at Exchange House and varigus lettings across our
Storey spaces. Excluding the impact of CVAs and administrations,
like-far-like net rental growth for Retail Parks was 6% and declined
4% for Shopping Centres. This reflects impraved occupancy on our
Retail Parks. deals an our Shapping Cemtres transacting at lower
passing rents and normalised car park and turnover income
following the litting of Cavid-19 related restrictions. The impact of
CVA and administrations primarily relates to various retait CVAs
that accurred midway through 2020, When including the impact

of CVAs and administrations, like-far-like net rents for Retail &
Fulfilment decreased 6.0%.

Provisions made against deblors and tenant incentives decreased
by E9im compared to the prier year, with a net £8m credit
recognised in the year. We've made good progress on prior year
debtors; the £119m of tenant debtors and accrued income relating
lo the year ending 31 March 2021 now stands at E35m, primarnly
driven by cash collection and negotiations with occupiers. As of

31 March 2022, tenant debtors and accrued inceme totalied E72m
of which €61m lor 85%)] is provided for, reilecting that the majority
of these debioars relate to amounts billed during Covid-19 related
lockdowns for which recgvery is uncertain.
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1.3 Administrative expenses

Administrative expenses have increased by E15m in the year

to £8%m. This increase is driven by the following key drivers:;

added lease depreciation on our offices at York House, following
our sale of a 75% interest in Janyary 2021; a one off accelerated
depreciation charge of histanic iT assals; the racognition of a credit
in the priar year following the closure ef the Group's defined benefit
pension scheme to future accrual; and higher variable pay
reflecting strong financial performance this year.

The Group's EPRA operating cost ratio decreased t0 24 2%

{March 2021: 37.9%! as a result of a significant decrease in property
outgoing expenses due to provisions made in respeci of debiors
and tenant incentives. Excluding pravisions made in respect of
debtors and tenant incentives, the Group's operating cost ratio

is 26.0% {March 2021: 20.7%]) and the increase from the prior

year is a result of lower rental income following sales activity and
the increase in administrative costs noled above. We expect our
aperaling cost ratio to decrease going forward, reflecting continued
cost discipline and the additional feg incorne that will be generated
from our new Canada Water and Paddington jaint ventures.

1.4 Net linancinq costs

£m

Financing activity undertaken in the year has reduced costs by £im,
including the impact of the 100 Liverpaool Street refinance and
associated securrtisation bonds redemption.

The impacts cf net divestment and developments have been mostly
offset, with proceeds from sales being used to repay revolving
credit facilities, whilst interest on the funds drawn for cur
completed developments is no longer capitalised.

We have a balanced approach to interest rate risk management,

At 31 March 2022, the interest rate on our debt was fully hegged
on 2 spot basis. Following the completion of the Paddington Central
transactian, on average over the next five years we have interest
rate hedging on 79% cof our projected debt with 41% fixed lincluding
swapsi and the balance capped. Qur finance costs are affected

by market rates which apply to debt which is etther unhedged or
where the cap strike rates are above the current rate. The strike
rates are limiting the adverse impact of rising rates on our finance
casts. The use of interest rale caps as part of our hedging means
we do notincur mark to markel costs on any repayment of debl
which is capped, or on 2 flaating rate. and the cost of this debt
benefits while market rates are below the strike rate, Jur weighted
average interest rale remains low at 2.9% [March 202): 2.9%).

During the year we completed the transition trom LIBOR 10 SONIA
as the reference rate for Sterling under all our debt and derivative
agreemenis, 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 vatuation movements
on investment and trading properties, fair value movemenis cn
financial tnstruments, capital financing costs and any Company
adjustments. in addition, the Group's investments in joint venlures
are equily accounted in the [FRS income statement but are
included on a propartionally consclidated basis within

Underlying Profit.

The IFRS profit after tax for the year was £960m, compared with

a loss after tax for the prior year of £1,083m. IFRS basic EPS was
103.3p per share, compared to [1#1.2|p per share in the prior year.
The IFRS profit after tax for the year primarily reflects the upward
valiation movermnent on the Group's properues of L4/1m, the
capital ang other income prafit from joint ventures of £158m and
the Underlying Profit of £251m. The Group valuation movement
and capital and other incame profit from joint ventures was driven
principally by inward yield shift of 42bps and ERV decline of 1.2%
in the portfolio resulting in a valuation increase of 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 policy, setting the
dividend as semi-annual and calculated zt B0% of Underlying EPS
based on the most recently comgleted six-manth period. Applying
this policy, the Beard are proposing a final dividend for the year
ended 31 March 2022 of 11.40p per share, Payment will be made
on Friday 29 July 2022 to shareholders an the register at close of
business on Friday 24 Jure 2022. The dividend will be a Property
Income Distribution and no SCRIP alternative will be offered.

Balance sheet
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2022 02

As ai March Section Em Em
Property assels 10,476 9140
Other non-current assels 49 51
10,545 9,191
Qther net current liabilities {316) (203)
Adjusted net debi b [3.458) 12.938]
Other non-current liabilities - -
EPRA Net Tangible Assets 6,71 6,050
EPRA NTA per share 4 727p 648p
Non-controlling interests 15 59
Other EPRA adjustments’ (53} 124
IFRS net assets 5 6,733 5,983

Proportionally consolidated basis.

1. EPRA Net Tangible Assets NTA is a proporticnally consolidated measure
that is based on IFRS net assets excluding the mark-ta-market on derivalives
and related debt adjustments, the carrying value of intangibles, the mark-lo-
market on the convertible bonds, as well as delerred taxation on properiy
and derivative valuations. The metric includes the valuation surplus on
trading properties and is adjusted for the dilutive impact of share oplions.
Details of the EPRA adjustments are included in Table 8 within the
supplementary disclosures

4. EPRA Net Tangible Assets per share

pence
2621 Valuatien Underlying Onddend Finance 2022
performance Prolit liatyliry
management
& oiher

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 streng
leasing and development aclivity at Regent’s Place and Broadgate
tn particular generating uplifts of 6.7% and 5.1% respecuively. Yields
moved in 11bps and ERVs were ilat Campus developrments werg
up 11.7% reflecting a very sirong perfermance at Canada Water

of 18.3% which now reflects aur new joint venture with
AuvstralianSuper.

Valuations in Rétail & Fulfilment wére up 9.9% overall, with inward
yield shift of 97bps and ERV decline of 2.8%. There is a significant
variance a3t a sub-sector level, with Retail Park valuations shawing
a strong performance of 20.7%, driven by inward yield shift of 15)
bps underpinned by strang invesiment market and improving
accupational market given their relative atfordability and
campatibility with anline retail. Shopping Centres valuations

were down 6.1% in the year with ERVs down 5.2%; yields have
maoved outwards by 3bps in the year, although we saw mild

yield compressian in the secand half.

5. IFRS net assets

IFRS nei assels at 31 March 2022 were £6,733m, an increase of
£750m from 31 March 2021. This was primarily due to IFRS profit
after Lax of £940m, oifset by dividends paid in the year of E157m
and the purchase of the remaining 21.9% units in the Hercules
Unit Trust from non-controlling interests of £38m.
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FINANCIAL REVIEW continued

Cash flow, net debt and financing

6. Adjusted net debt’

£m

FisA] Dhsposals Acquisiiens Develop-  Netcssh  Dividends Qiher 022
et and Irom
capex operations

. Adjusted net debt is a proportionally consolidated measure. W represents the
Group nei debi as disclosed in Note V7 {o the financial statements and the
Graup's share of joini ventures’ net debt excluding the mark-lo-market on
derivatives, retaled debt adjustments and non-controtling interests.

A reconciliation between the Group net debt and agdjusted net debt
is included in Table A within the supplementary disclosures.

Acguisitions net of disposals increased debt by £244m whilst
development spend totalied E266m with a further £61m on capital

expenditure related 1o assel managemen! on the sianding portfelio.

The value of recently completed and commitied developments
is £1.032m. with £648m costs to come. Speculative development
exposure is 6.4% of ERV lincludes space under offer]. There are
1.9m sq ft of developments in our near tecm pipeling with
anticipated cost of £963m.

7. Financing .
Group Propartianally consolidaled

2022 2024 2022 2021
Net debt/adjusied
net debt! €2,541Tm  E£2.249m  £3,458m  £2,938m
Principal amount
of grass debt €2562m  £279m  £3,84Bm  E£3.183m
Loan jo value 26.2% 251% 32.9% 32.0%
Weighted average
interest rate 2.6% 2.2% 2.9% 2.9%
Interest cover 5.4 43 3.8 30
Weighted average
maturity of
drawn debt b.byears 70years 6.9years 7.byears

1. Graup data as presented in Note 17 of the financial statements. The
propocrtionally consolidated ligures inctude the Group's shara of joint ventures’
net debt and exclude the mark-to-market an derivalives and related debt
adjustments and non-conirelling interests.

80 British Land Annual Repert and Accounts 2022

The British Land Company PILC 06621920

At 31 March 2022, our propertionaily consolidated LTV was
32.9%. vp from 32.0% at 31 March 2021, The impact of positive
valuation movernents decreased LTV by 210 bps. This was affset
by acquisitions net of disposals which added 150bps, as well

as development spend which added 200 bps. In April 2022, we
exchanged on the sale of 3 75% interest in the majority of our
assels in Paddington Central to GIC; Fellowing ils completion
LTV falls to 28 4% on pro forma basis. Note 17 of the financial
stalements sels oul the calculation of the Group and
propartienatlly cansolidated LTV,

I June 2021 we completed the refinance of 100 Liverpool Street
with the Broadgate joint venture raising a new E420m 5 year
‘Green Loan secured by the property at an imtial LTV of ¢.50%.

As part of the refinance, this BREEAM Qutstanding and net

zero carbon development was released from the Broadgate
securinsation alongside the redemption of £107m of bonds,

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

In September our £138m US Private Placement matured and was
repaid as planned, using commitied trank {acilities

In February, we extended our E450m ESG-linked Revolving Credit
Facility by 2 further year to 2027, with the agreement of all eight
banks in that facility,

in March, we signed a new £100m ESG-linked bilaterat Revelving
Credit Facility with an initial five year term, which may be extended
up Lo seven years al British Land’s request, subject to the bank’s
consent. In keeping wilh our suslainability strategy. the facility
includes two E5G-related KP1s focused on the BREEAM ratings of
our developments and assels under management faligned with the
KPis in the £450m RCF. This brings our total Graen/E5G-finked
finance to E1bn.

As a result of this financing activity, at 31 March 2022, we had
£1.3bn of undrawn facilities and cash. Based on our current
commitments and available facilities and following the completion
of the Paddington sale, the Group has no requirement to refinance
untit late 2025,

Dur debt and interest rate management approach has enabled
us Lo maintain a low weighted average interest rate of 2.9%.

Fitch Ratings. as part of their annual review in August 2021
affirmed all our credit ratings. with a Stable Quilook; senior
unsecured credit rating ‘A’, long term (OR "A-" and short term
IDRF1.

Our strang balance sheet enables us to deliver on our strateqy.

-

Bhavesh Mistry
Chiet Financial Qfficer



FINANCIAL POLICIES AND PRINCIPLES

Financial
strength

and balanced
approach

With our sound financial footing,
we are well positioned to respond
Lo market challenges and pursue

growth opportunities.

Leverage

We inanage our use of debt and equity
finance 1o balance the benelits of leverage
against the risks, including magnification
of property returns. A lean to value ['LTV']
ratio measures our leverage, primarily on a
proporticnally censolidated basis including
our share of joint ventures [and excluding
any non-controlling interestsh. At 31 March
2022, our proportianally consolidated LTV
was 32.9% and the Group measure was
26.2%. Following the sale of a 75% interesl
in the majority of our asseis at Paddington
Centrat, proportionatly cunsolidated LTy

is 28.4% on a pro forma basis. Qur LTV is
monitored in the context of wider decisions
made by the business, We manage our LTV
through the property cycle such that our
financial positicn remains robust in the
event of a significant fall in property values,
This means we do not adjust aur approach
to leverage based only on changes in
properly 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 our business, combined with
the quality of cur assets and rental income,
means that we are able lo approach a
diverse range of debt providers to arrange
finance on atlractive terms. Good access
1o the capital and debk markets allows us
to take advantage of opportunities when
they arise. The Group’s approach to debt
financing for British Land is to raise funds
predominantly on an unsecured basis with
our standard financial covenanis [sel eul on
page 83I. This provides Mexibility and low
operaticnat cost. Qur joint ventures which
chogse to have exlernal debt are each
financed in ‘ring fenced’ struclures withaut
recourse t¢ 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 interesl! rale exposure. We undertake
sensitivity analysis to assess the impact

of proposed transacticns, movements in
interest rates and changes in property
values on key balance sheet. liquidity and

The British Land Company PLC 00621920

orofitability ratios. We a\so consider the
risks ot a reduction in the availability of
finance, including a temporary disruption
of the financing markets. Based on our
current commitments and available
facilities, the Group has no requirement
to refinance until late 2025. British Land’s
undrawn facilities and cash amounted to
£1.3bn at 31 March 2022.

Managing interest rate exposure
We manage our interest rate profile
separately from our debt, considering

the sensitvity of underlying earnings to
movements in market rates af interest
over a five-year period. The Board sets
appropriate ranges of hedging on debt over
that period and the longer term. OQur debt
finance is raised at both fixed and variable
rates. Derwatives (primarity interest rate
swaps and caps) are used 1o achieve

the desired hedging profile across
propartionaily consolidated net debt.

. As at 31 March 2022, the interest rate en

our debt was fully hedged on a spet basis.
Following completion of the Paddingtan
Central transaction, on average over next
five years we have interest ralg hedging on
79% of our projected debt, with a decreasing
prafile over that period. Accardingly we have
a higher degree of protection on interest
costs in the short term and achieve market
rate finance in the medium Lo longer term,
The hedging required and use of derivatives
is managed by a Derivatives Committee. The
interest rate management of jaint ventures
is considered separately by each entity's
board, iaking into account appropriate
factors for f1s business.

During the year we completed the transition
from LIBOR to SONIA as the reference

rate for Sterling under all our debt and
derivatives agreements. l

Counterparties

We maniter the credit standing of our
counterparties 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 1o have no material unhedged
net assets ar liabilities denominated in
fereign currencies. When attractive terms
are available, the Group may choose to
barrew in currencies other than Sterling.
and will fully hedge the fareign

curfency exposure.
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FINANCIAL POLICIES AND PRINCIPLES continued The British Land Company PLC 00621920

Our five guiding principles

1. Diversify our sources af finance adopting a transparent appraach to provide &3 6bn
We monitar finance markets and seek 0 access sufficient disclosures to enable them to evaluate :
different sources af finance when the relevant their exposure within the overall context of the ‘total drawn debt
market conditions are favourable, to meet the Group. These latlors increase our allractiveness  Lproportionally
needs of bur business and, where appropriate, to debt providers, and in the lasl five years we consolidated]
thase of our joint ventures and funds. The scale have arranged £3.3bn [British Land share £2.9bn|  inover
and quality of our business enables us (o access of new finance in unsecured and securad loans, 20
a broad range of unsecured and secured, Sterling bands and US Private Placements,
recourse and non-recourse debt. We davelop including £1.0bn of Green/ESG-linked finance. debt instruments
and maintain lang term relationships with banks ~ We also have existing long-dated debentures '
and debt investars. We aim to avoid retiance an and securitisation bonds, A European Medium
particular sources af funds and barrow from a Term Note programme is maintained o enable
large number of tenders fram different sectarsin  us to access the Sterling/Euro unsecured bend
the markel across a range of geographical areas,  markets and ouwr Sustainable Finance Framewark
with around 30 debl providers in bank facilities enables us ko issue Sustainable, ‘Green', and/or
and private placements alone. We work to ensure  Social finance, whea it is appropriste for
that debt providers undersiand our business, our business.
-2, Phase maturity of debtpartfolic - - - result of our financing and capital activity, we are 6.9 years '
The maturity profile of cur debt is managed with ahead af aur preferred refinancing date harizon :
a spread of repayment dates, currently between of not less than two years. In accordance with our  average drawn
one and 16 years, reducing our refinancing risk usual practice, we expect Lo reflinance lacilities debt maturity
in regard to timing and macket conditions. As a ahead of their maturities. Iproportionally
" consolidated)
3. Maintain liquidity beiween borrowing and deposit rates, $13bn
In addition ta aur drawn debt, we aim atways while reducing credit expasure. We arrange
to have a good level of undrawn, commitied, these revolving credit facilities in excess of our undrawn facilities
vasecured revolving bank facilities. These committed and expecled requirements 10 ensure and cash
facilities provide financial liquidity, reduce the we have adequate financing availability to support
need to hold resources in cash and deposits, business requirements and new opportunities,
and minimise costs arising {rom the difference
4. Maintain flexibility These are arranged with standard terms ang Sl 9bn
Qur facilities are structured to provide valuable financial covenants and generally have maturities :
flexibility for invesiment aclivity execution, of five years. Alongside this, aur secured term total facilities
whether sales, purchases, developments or asset  debl in debentures has good asset security
management initiatives. Qur ynsecured revelving  substitution rights, where we have the ability
credit facdities provide full operational Hexibility ta mave assels in ard out of the security podt,
of drawing and repayment [and canceliation fwe  as required far the business.
require] at short notice without additional cost.
3. Maintain strong metrics manage our interest rate prafile separately from 32 9%
We use both debt and equity financing. We manage  aur debl, selling appropriate ranges of hedged ’
LYV through the property cycle such that aur debt over a five-year period and the \onger term, LTV {proportionally
financiat position would remain robust in the We maintained our strong senior unsecured conselidated|
avent of a significant fall in property vatues and credit rating ‘A’, long term 10R credit rating ‘A-, A
we do not adjust our appreach to leverage based and short term VDR credit rating 'F1°, alfirmed
only on changes in property markel yields We by Fitch during the year with Stable outlook. senior unsecured
credit rating
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Group borrowings

tnsecured financing far the Group includes
bilateral and syndicated revolving bank
facilities lwith imbial maturities usually of
five years, often extendable}; 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 Trust bank loans.

Unsecured borrowings

and covenants

There are two financial covenants which
apply across alt of the Group's unsecured
debt. These cavenants, which have been
consistently agreed with all unsecured
lenders since 2003, are:

- Net Barrowings not to exceed 175%
of Adjusted Capital and Reserves

- " Net Unsécured Borrowings net to
exceed 70% of Unencumbered Assets

There are ng income or interest cover
covenanis on any of the unsecured debt of
the Graup, The Unencumbered Assets of the
Graup, not subject Lo any security, stood at
£5.1bn as at 31 March 2022,

Unsecured financial covenants

Although secured asseis are excluded from
Uncncumbered Assets for the covenant
calculations, unsecured tenders benefit
fram the surplus value of these assets
above the related debt and the free cash
flow from them. During the year ended
31 March 2022, these assets generated
£35m of surplus cash after payment of
interest. In addition, while investrments
in joint ventures do not forem part of
Unencumbered Assels, our share of free
cash flows generated by these ventures
is requiarly passed up to the Group.

Secured borrowings

Secured debt with recourse to British

Land is provided by debentures with

long maturities and limited amartisation.
These are secured against 3 combined
pool of assets with common covenants: the
valuz of the assets is required to cover the
amount of the debentures by 3 minimum of
1.5 times and net rental income must caver
the interest at léast ance. We use aur rights
under the debentures to actively manage
the assets in the security pool, in line with
these cover ratios.

Hercules Unit Trust has two bank(@ans™”
maturing in December 2022 and 2023
arranged for its business and secured on
its praperty portiolios, without recourse
to British Land. These loans include LTV
covenanis (65% and 40%I, and income-
based covenants.

We continue Lo facws on unsecured finance
at a Group level,

-
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Borrowings in our joint ventures
External debt for our joint ventures

has been arranged through long-dated
securitisations or secured bank debt,
according to the requirements of the
business of each enlity.

The securitisaitans of Broadgate [E£1,102m)
and Meadowhall (E519m] have weighted
average maturities of 8.9 years and 6.9
years respactively. The key financial
covenant applicable is to meet interest
and scheduled amortisation [equivalent to
one times cover); there are no LTV default
covenants. These securitisations have
quarterly amortisation with the batance
outstanding reducing te approximately 20%
to 30% ol the original amaount raised by
expected final maturity, thus mitigating
refinancing risk.

In the Broadgate joint venture, a new
secured £420m Green loan was arranged
during the year which includes LTV and
ICRcovenants.

Our West End offices joint venture with
Allianz has a secured bank loan which

] a_i;o_ ipclut_j_es LTV and I(}R covenants.

There is no obligation for British Land to
remedy any breach of these covenants in
the debt arrangement af joint ventures.

2022 w2 2020 019 018
As 31 March % % % % %
Net borrowings to adjusted capital and reserves 3 33 40 29 29
Nel unsecured borrowings o unencumbered assets 30 25 30 21 23
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MANAGING RISK IN DELIVERING OUR STRATEGY

Managing risk

For British Land, effective risk
management is fundamental to how
we do business. [t 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.

Qur key activities in the year

- Continued tv manage our response to
Covid-19 with business resilience and risk
management at the core of our approach.

- Proactively managed our rent collection
and occupier risk.

]

Realigned the principal risk categaries to
our strategy and evolving markets.

~ Introduced farmal internat testing of key
controls aperating effectiveness, as part of
a wider roadmap of readiness activities for
the UK Government's propased corporate
governance reforms,

r

Enhanced our [T infrastructure and cyber
securily environment and key caontrols.

Completed scenario analysis of both

physical and transitional climate-related
risks aligned to TCFD requirements. Alse,

we have undertaken detaiied net zero carbon
audits across 2% of our major office and retail
assets and have undertaken EPC modelling
across our managed assets,

Our priorities for 2022/23

- Continue to regularly support the business
through managing the risks arising fram bath
the macroeconomic environment and the war
in Ukraine.

Etffective risk management of our key
operational risks including developmient,
health & safety, our partnerships with third
parties and our accupier risks.

- Work with the business to mitigate the risks
in detivering aur 2630 Sustainability Strategy.

Continue to deliver on our readmap of
readiness activities for the UK Government's
propesed corporate retorms, including
continuing to enhance our internal

cantrol framework.

[

Continue to enhance our [T infrastructure
and IT general control environment.

Risk management

We maintain a comprehensive risk
management process which serves to
identify, assess and respond to the range of
tinancial and non-financial risks facing aur
business, including those risks tha! could
threaten solvency and liquidity, as well as
to idenlify emerging risks. Our approach

is nat intended to eliminate risk entirely,
but instead to manage our risk exposures
across the business, whilst at the same
time making the most of our pportunities.

Qur integrated risk management approach
combines a top-down strategic view with

a complementary hottom-up gperational
process as outlined in the diagram and
detailed below.

Governance

The Board has overall responsibility

for risk aad for maintaining 3 robust risk
management and intarnal control system.
The Board is responsible for deiermining -
the level and type of risk that the Group

is witling to take in achieving its strategic
pbjectives. The amount of risk is assessed
in the context of our sirategic pricrities
and the external environment in which

we operale - this is our risk appetite

{as detailed overieafh. The Audit Commitiee
and CSR Commillee support the Beard by
providing a kay oversight and assurance
rote. The Audii Commiitee is responsible
for reviewing the effectiveness of the

risk management and internal control
processes during the year.

The Executive Directors and Risk
Committee lcomprising the Executive
Commiltee and senior management across
the business, chaired by the Chief Financial
Oflicer] have overall accountability for the
management of risks across the business.
Principal risks are evaluated and monitored
by the Risk and Audit Committees. wilh
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appropriate mitigation measures
implemented as required

The effective day-lo-day management of
risk is embedded within our operational
husingss units and forms an integral part
of alt activities. This battam-up approach
allows potential risks to be identified at an
early stage and escatated as appropriate,
with mitigations put in place 1o manage
such risks, Each business unithas a
designated risk repraseantative and
maintains a comprehensive risk register.
Changes 1o the risk register are reviewed
quarterly by the Risk Commiltee, and we
formally report on the significant and
emerging risks to the Audit Committee
every six months.

Internal audit acts as an independent and
objective assurance function by svaluating
the effectiveness of our risk management
and internal control processes, throug
independent review, A

Through this approach, the Group operates

a three lines of defence’ model of risk
management, with operational management
forming the first line, the Risk Committee
and internal risk management team forming .
the second ling, and finally Internal Audit as
the third line of defence.

In summary, our approach to risk
managemenl is cenlred on being risk-aware,
clearly defining our risk appetile, responding
to changes ta our risk profile quickly and
having 2 strong risk managerment culture
amang employees with clear roles and
accountability. Our organisationzl struclure
ensures close involvement of senior
management in all significant decisians

as well as in-house management of our
developmeant, asset and property
management activiiies.

Ta read more about the Board and Audit Committee’
risk oversight, see pages 109, 125 and 124

w

Qur integrated risk management approach

Top-down
Strategic risk management

Review external environment
Robust assassment of principal risks
Setrisk appetite and parameters

Determine strategic action paints

Identify principal risks

Direct delivery of strategic actians
in line with risk appetite

Monitor key risk indicatars

Execule strategic actions

management process and testing of key contrals

Report on key risk indicators
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Board/Audit Committee/CSA Cammittee

Risk Caommittee/Executive Cammittee

Business units

Bottom-up
Operational risk management

Assess elfectiveness of risk management
process and internal control systems

Report an principal risks and ynceriainties

Censider completeness of identified risks
and adequacy ol mitigating actions

Consider aggregation of risk
exposures across the husiness

Report current and emerging risks

Identify, evaluate and mitigate operational
risks recorded in risk register
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- - mitigating actionsneed 1o be taken~The™—

Our risk appetite

Dur risk appetite lics at the heart uf wur
agproach te 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 process and approved by the Board,
inarder to guide the actions management
takes in execuling our strategy. Our risk
appetite is cascaded throughoul the
business by being embedded within our
policies, procedures and internal controls.

We have identitied a risk dashboard of Key
Risk lsdicalors {KRIs) for each principal
risk, with specific talerances ta track
whether our risk exposure is within our risk
appetite or coultd threaten the achievement
of our strategic priorities. The risk
dashboard is reviewed quarterly by the
Risk Committee and serves as a catalyst
for discussion about how our principal
risks are changing and whether any further

risk indicators are a mixture of leading and
lagging indicators, with forecasts provided
where available. and focus on the most
significant judgements affecting our

risk exposure, including: our investment
and developmenl strategy; the level of
occupational and devalopment expasure:
our sustainability risks; our financial
resilience; and our key operational
business risks [as iltustrated in the
principal risks table on pages 88-94).

Whilst our appetite for risk will vary over
time and during the course af the properly
cycle, in general we maintain a balanced
overall appetite for risk, appropriate for our
strategic objective of delivering long term
sustainable value, The Board has reviewed
our risk appetite in light of the continued
macroeconomic unceriainty and confirmed

that our current risk appetlite is appropriatie.

In surmmary, our appelite for financial and
compliance related risks remains low,
whilst our appetite for preperty and
operational related risks is moderate,
reflecting our strategy with an increased
focus en development, active capital and
property managernent and associated
repositioning opportunities.

Significant factars which coniribute to
our balanced appetite for risk across
our business include:

- approach to capital allocation
focusing on prime assets or assets
with repaositioning potential, and
therefore kimited obsolescence risk

- disciplined approach ta development
including a balanced approach to our
speculative exposure

- maintaining an efficient capital
structure and robust liquidity position

- adwverse occupier base

- experienced Board and senior

managemem team. .

Our risk focus

The volatile and uncertain environment
created by the Cowid-19 pandemic, coupled
with a backdrop of increasing geopolitical

and macrdeconamic’uncertainty, has

continued Lo present an uncertain general
risk envirenment for our business to
navigate thraughout the year. Covid-19 was
viewed as an overarching risk rather than
a singte principal risk and fundamentally
affected all aspects of aur business. Whilst
our perfarmance continued to be impacted,
our reni collection has recovered to close
to pre-pandemic levels as the UK econamy
recovered across the year.

Looking forward. the removal of alt
Covid-1% restrictions in England from April
2022 following the successful vaccination
prograrmme reduces the risks relating to
Covid-19. particularly in relation to our
macroeconomic, properly markets, major
business event, customer and people risks.
However, it is likely that Covid- 1% will still
be prevatent in society and the risk of
[urther Covid-19 variants, and whether
current vaccines will deal with them
effectively or not, remains. Alsa, the long
term impaci of Covid-19 on the future
demand for and use of space, the evolution
of customer behaviour (including an
acceleration of trends in {lexible warking
and online shoppingl and travel patterns
could have further imptications for the real
estate market and the Group's portfolio.
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There are alsc wider concerns that we are
patentially entering an extended period of
global volatility with several increasing
macroecanomic headwinds including
energy price volatility, 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 economic
growth. Whilst these headwinds continue
Lo evelve, we have set out in our principal
risks table the key poiential impacls on our
business and how we plan to mitigate these.

Risk management, and the Group’s
continued ability to be flexible to adjust

and respond to these external risks as

they evolve, will be fundamental to the future
performance of our business. The challenges
of the last two years have demonstrated the
resilience of our business model. and aur
robust risk management to protect our
business through this period of uncertainty
and adapt to a rapidly-changing environrment.

lDurir;g the yeér,_1he Rié,k C‘u-mmi'ttée
has also focused on key operational risk
areas across the business including:

- aprogramrne to enhance and
strengthen our key financial and
operational controls

- asite-specific risk assessment and
compliance review acrass our assels

- information security general controls
incorporating vulnerability scanning
and cyber security tesling

- occupier covenant risk and working
proactively with customers to
maximise collection rates

- covenant strength af key development
contractors and subcontractors, and
managing our exposure Lo them

- health, safety and environmental risk
management and compliance with
our key performance indicators. Qur
health and safety managemeni system
was re-certified under IS0 45001

- climate risks incorporating our
TCFD transition risk assessment
and EPC ralings of our assets

- supply chain and new supplier
onboarding process

- internal audit reviews and the
implementation of any control findings
or process improvement opportunities.
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MANAGING RISK IN DELIVERING QUR STRATEGY coninued

Qur principal risks and assessment
Our risk management framework is
structured around the principal risks facing
British Land. We use a risk scoring matrix
to ensure risks are evaluated consistently;
we assess the likelihaod, the financral
impact [to both incerne and capitat values)
and the repulational impact. From this

we identify both the external and internal
strategic and operational principal risks
which currently have a higher likelihood and
potential impact on our business. Whilst the
Board recognises that it has fairly limited
control over the externatl principat risks,

it reviews their potential impact on our
business, and these are taken into account
in our decision making. For our internal
principal risks the Board makes sure that
appropriate conirols and processes are in
place to manage these risks.

The Board confirms that a robust
assessment of the principal and emerging .
risks facing the Group, including-those that - .
would threaten its business model, future
performance, solvency or tiguidity, as well

as the Group's strategqic peiorities, was
carried out during.the year taking into . . -
aceount the Covid-19 risk ang the evolving
economic and geopolitical environment.

In the year, follawing a thorough review
exercise invotving the Risk and Audit
Committees, we have refreshed aur
principal risks to take into account haw our
strategy and markels are evolving, lagether
with combaning several interrelated risks.
The key changes and assessments are
summarised below, and in the principal
risks table on pages 88-94, including the
key impacts bn our business, our mitigaling
actions and our key risk indicators.

L1

New risk

Dperational and Compliance risks

The combination of several key operational
risks Lo our business involving information
systems and cyber security, health and
salety, third party relationships and
financial crime compliance have been
elevated into a new principal risk category,
reflecting their significance ta cur business
and the increased focus an these areas

by both the Risk and Audit Commitiees.

Changing risks

Property Market risks

The key occupier and investrent market
risks ta our seciors, together with the
structurat changes facing our markels,
have been aggregated inte g broader
external Property Market risk. This will be
assessed individually for our key sectors
of Campuses, Retail and Urban Loegistics.

Partfolio Strategy risks

Qur portiolio sirategy risk has evolved

le reflect the risks in execuling our aclive
managemant and developmenl approach
and our capital allocation plans 0
delivering performance.

People and Culture risks

Whilst our ability to recruit and retain
people with the right skills to deliver our
sirategy was already recognised as a
principal risk to gur business, we have
widened this te incorporate the cultural
risks to our business.

Customer risks

Our income sustainability was previously
considered 3 principal risk, but is now
recognised as being a consequence of
aur overall customer risks incorporating
our occupancy and income risks. This
incorparales the risks of cusiomer defaull
or an inability to retgin our customers and
meet their gvalving needs, {ogether with
our concentration and exposure risks to
individual occupiers or sectors.
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Financing risks

The interrelated financing risks of
availability and cost of finance, our capital
siructure and our financing strategy have
been cambined into a broader single
financing risk.

Risk assessment

Our current assessment is that the

general external epvironment in which the
Group operates remains uncertain, atbait
several principal risks to our business have
reduced from their elevated position last
year reflecting the lessened impact of
Covid-1% and the reopening of the UK
economy. These include:

- Palitical, tegal and regulatory risks.

- Property market risk for our Campuses.
- Major events/business disruption risks.
- Cuslomer risks.

At the same time, our enviranmental
sustainability and people and culture - -
risks have increased slightly:

- envirgnmental sustainability risk
continues to increase in prominence
and importance to our business, our
customers and olher key stakeholders.

- people and culiure risk has increased
in the year, reflecting the challenging
operating envirenment caused by
Covid-19 together with general rising
wage expeclations and a recent increase
in employee mobility.

See risk heat map on the right.
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PRINCIPAL RISKS The British Land Company PLC 00621920

External Principal Risks

(1) Macroe

The UK economic climate and changes to - Regular siress tesling our business plan  The UK ecanomy strengthened significantly
fiscal and monetary policy presents risks againsl @ downturn in econemic outlook  in the period following the reopening of

and opportunities ip property and financing to ensure our financial position 1s the economy with consumer confidence
markets and to the businesses of our sulficiently flexible and resitient. improving over the surnmaer, however, rising
customers which can impact both the - QOur business model focuses on a high fuel and lood prices have atfected cantidence
delivery of our strategy and our quality portiolio aligned to key trends in ~ more recenlly and there are concerns that
financial performance. pur markels and active capital recycling  economic momentum slows.

1o maintain a strong financial position,
which helps o protect us against
adverse changes in economic canditions.

How we monitor and mitigate the risks
- The Board, Executive Committee and remains uncertain reflecting the on-going
Risk Committee reqularly assess the Covid-19 risk and several macrogconomic
Company's strategy in the context of KRis: headwinds, including inflationary pressures,
the wider macroeconomic environment ) which have been compounded by the war
in which we operate to assess whether i1 Ukraine, with petential subsequent
changes to the economic outlook justify a impacts on interest rates, rental income,
reassessment of our stralegic priorities, construction costs and property valuations.
our capital allocation plan and the risk
appetite of the business. :

The current economic backdrop

- Forecast GDP growth, inflation/
deftation and interest rate forecasts.

- Consumer confidence and
unemployment rates,

- Stress testing lor downside scenarigs | Opportunity

- e " _to assess the impact of differing The strength of-our balance sheet, quality
-~ Our strategy team prepare a quarterty e of our assets and experienced Board and
) market conditions,
dashboard for the Board, Executive management team pul us in a strong
and Risk Committees which tracks ke . it
e e vrons both fra Y Change in risk assessment in year position 1o help us to navigale through these
i conor m ) near term challenges and take advantage
internal and independent external Macroeconomic risk has remained of opportunities 35 they rise. including
sources [see KRIs). as welt as central tonsistent during the year and is continuing ta mvest in growth sectars

bank guidance and government policy. considered a high impact risk with and our development pipeline.
a medium to high probability.

(@ Political, Legal, and ulatory

Significant political events and legislation to ensure that we Yake the Following the successful vaccination

regulatory changes, including the impact necessary steps to ensure compliance, programme, political uncertainty due lo the

of Government policy response to the if applicable. Additionally, we engage aational and global response te Cawid-1% has

pandemic, bring risks principally in public affairs consultants to ensure thal  tessened, though risks in response to the

four areas: we are properly briefed on the potential  econemic impact of the Covid-19 pandemic
palicy and regulatary implications af remain, including potential tax rises

- Reluctance af investors and businesses

R ) political events. far businesses.
te make investment and occupational

decisions whilst the gutcome

rermains uncertain.

The impact on the case for investment
in the UK, and on specific policies and
regulation introduced, particularly thase
which directly impact real estate or

DUF customers,

The patential for a change of leadership
or palitical direction.

The ympact on the businesses of our
occupiers as well as our awn business,

How we monitor and mitigate the risks

Whilst we cannot influence the auicome
of significant political events, the risks
are taken into account when setting

our business strategy and when
making stralegic investmenti and
financing decisiens.

Internally we review and monitor
propesals and emerging policy and

- Where appropriate, we act with other
industry participants and representative
badies to cantribute to policy and
regulatory debate. We monitor
and respond ta social and political
repuiational challenges relevant
to the industry and apply cur own
evidence-based research ta engage
in thought leadarship discussions.

KRls:

- Maoniter changes within the
geapolitical environment, UK policies,
laws or regulations.

Change in risk assessment in year

The political, legal and regulatory risk
outlook has reduced aver the year with
Cavid-19 related politicat uncertainty
eased, but still remains elevated with bath
a medium to high impact and probability.
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The rent moratorium recently came to an
end, with the UK Gavernment introducing
a binding arbitration scheme for certain

arrears built up during lockdawn pericds.

The global geopobtical environment
remains uncertain, beightened by the recent
war in Ukraine, with potential impacts on
securily, cyber risks, sanclions compliance,
supply chains and reputational risks.

Cpportunity

We continue to closely monitor the political
outlock and any patential changes in
regulations 1o ensure changes which may
impact the Groug, or our customers, are
identified and addressed appropriately. We
work closely with Government, directly and
through our membership of key property
industry bodies, to input into regulation as
draft proposais are announced. Through
this proactive appraach, we view the right
kind of regulation and legislation as an
opportunity far our business te outperform.



(3 Property Market Risks
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Underlying income, rental growth and
capital performance could be adversely
aftected by a reduction in investor demand
ar weakening occupier demand in our
property markets,

Structurat changes in consumer and
business practices such as the growth
of online retailing and flexible working
practices {including more working from
homel could have an adverse impact on
demand {or our assets.

How we muonitor and mitigate the risks

- The Board, Executive Committee
and Risk Committee regularly assess
whether any current or future changes
in the property market outlook present
risks and oppertunities which should be
reflected in the execution of our siraiegy
and our capital allocation plan.

.- Our strategy team prepare a quarterly
dashboard for the Beard, Executive and
Risk Commitlees which tracks key
investment and occupier demand
indicators both from internal and
independent external sgurces |see KRIs)
which are considered alongside the
Cammitiee members’ knowledge and
experience of markat activity and trends.

- We focus on prime assets or those with
repositiomng potential and sectors which
we helieve will be more resilient over the
medium term to a reduction in cccupier
and investor demand.

- We maintain strong relationships
with cur occupiers, agents and direct
inveslors active in the market and
actively monitor trends in our sectors.

- We siress lest our busipess plan for
the effect of a change in rental growth
prospects and property yields.

KRls:

- QOccupier and investor demand
indicators in our sectors.

- Margin belween property yields
and borrowing costs.

- Online sales trends.

- Footfall and retail sales to provide
insight into ¢censumer {rends.

- Campus occupancy Lo previde insight
into accupier trends and people
visiting our Campuses.

Change in risk assessment in year

Campuses

Qur Campus property market risk

outlook has reduced in the year and is
considered a medium impact risk with a
medium probability.

As the economy strengthened over the last
year, both investment and occupier markels
have impraved for London offices, with
investment activity particularly driving yield
compression. Take up has been mixed and
polarised towards best in class space.
Availability across the market remains
above the long term average but has
moderated; and is skewed towards
secondhand, poorer quality space.

Structural risks remain from increased
working from home, accelerated by the
trnpact of Covid-19, enabiing some
businesses to reassess their real
eslate options.

Dpportunity

Qur Campus model is centred on providing
well connected, high quality and sustainable
buildings with attractive amenity which
aligns Lo our customers needs and
expectations and is an important
differentiator of our space. We have been
encouraqged by the strength of cur leasing
activity acrass our Campuses this year.

Key: Change in nisk assessment from last year

Increase Nn change

Oecrease

[&] vew risx

Retail

Our Retail property market risk cutlook has
rerained consistent and is considered a
medium impact risk with a high probahility.
The accupational market for retail has
endured a challenging few years reflecting
the structural shift to online which has
accelerated through Covid-19. Retailers’
profitability is continuing 1o be put under
pressure due Lo increased costs, suchas
rising INput cosis, wages, business rates
and the erosion of margins fram online
competition. Shopping Centres have been
impacied more severely by this, whereas
retail parks, which are more afiordable

and resilient to online, have fared better.

As in the occupaticnal market, investment
aclivity has been skewed towards retail
parks reflecting lower occupancy costs

for retailers snd the important role retail
parks can play in online fulfilment; and as a
result, yields have moved in. The investment
market for shopping centres has continued
to be weak, although there are signs of
renewed investor interesl.

Opportunity

Qur Retail portfolio fecuses on retail parks
aligned to the growth of convenience and
supports retailers omnichannei strategy.
Despite the challenges in 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 focused on maintaining high
DCCUpPancy. accepting appropriale rents
which are more sustainable in the lang
term.

E Urban Logistics

The urban logistics property market risk
outlook has been added as one of our key
sectors and is considered a medium
impact risk with a low probability.

Both the occupationat and investment
market cutinok remain favourable
underpinned by structural changes in
e-commerce. Supply of the right king af
space remains highly constrained and
demand is strang, driving rental growth.

Opportunity

Qur Urban Logistics partfolio is focused
on a development-led pipeline through the
intensification and repurposing af existing
buildings in London.
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PRINCIPAL RISKS continued

(&) Major Events/Business Disruption
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Major global, regional or national events
could cause significant damage and
disruption to the Group's business,
portfolia, customers, peaple and

supply chain.

Such incidents could be caused by a wide
range of external evenls such as civit
unrest, an 3ct of terrarism, pandemic
disease, a cyber-attack, an extreme
weather occurrence, environmentat
disaster or a power shortage.

This could resull in sustained asset value
or inceme impairment, Liquidity or business
continuity chaltenges, share price volatility
or Lloss of key customers or suppliers.

How we monitor and mitigate the risks

- The Group has comprehansive crisis
resppnse plans and incident management
procedures both at head office and
asset-level that are reqularly
reviewed and iested.

- Assel emergency procedures are
regularly reviewed and scenario tested.
Physical security measures are in place
at properties and development sites,

- The Group monitors the Home Cffice
terrorism threat level, and we have
access lg security threat information
services to help inform our
security measures,

- We have robust IT security systems
that support data security, disaster

recovery and business continuity plans.

~ We have comprehensive property
damage and business intercuption
insurance across the portfelio.

KRls:

- Securily risk assessments of
Qur assels.

- Security Service National Threat level.

Key: Change in nsk assessment from last year

\ncrease No thange

Decrease

E New risk
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Change in risk assessment in year

Dur major events/business disruption

risk autlook has reduced over the year as
Covid-17 related disruption to our business
has eased following the full opening of aur
assets and the return to the office of our
pechle, but this remains a medium to high
impact risk with a medium prabability.

This risk was increased tasl year as the

Group's operations were severely impacled

by the Covid-19 pandemic. Qur core crisis
management team, overseen by the

Executive Committee, co-crdinated the

Group's gperational response to the

pandemic, and the resitience of our

business mode!, has enabled us (o weather

the impact since its onset. We remain

mindful of the risks posed by any further , R
Covid-19 variants, and whether current R
vaccines will deal with them effectively.

We are also aware of the increase in glabal
uncertainity, heightened by the war in the
Ukraine. Specifically, terrorism remains

a threal, as is the risk of cyber securily
breaches. Qur crisis management team
carry out evenlt simulations to test our
processes and procedures in response

to major incidents. We also undertake
reguiar cyber security training and testing.

Opportunity

The challenges of the last two years have
demonsiraled the resilience of our business
model and pur robust ¢risis management
and business continuity plans. We remain
vigitant to the continued risk from the
pandemic and other external threats.



Internal Principal Risks

io Strategy Risks
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The Greup's income and capital
performance could underperfarm in
absolute or relative terms as a result of
an inappropriate portfalio strategy and
subsequent execution.

This could result from:

- incorrect sector selection and weighting.

- poor timing of investment and
divestment dacisions,

- inappropriate exposure 1o developments,

- wrong mix of assets, occupiers and
region concentration.

- overpaying for assets through inadequate
due diligence or price campelition.

- inappropriale co-investment
arrangements.

How we monitar and mitigate the risks

- The Board carries out an annual
review of the overall corporate strategy
including the current and prospective
portfolio strategy sc as to rmeel the
Group’s averall objectives.

- Our portfolio sirategy is determined to be
consistent with our target risk appelite
and is based on the evaluation of the
external environment.

- Progress against the strategy and
continuing alignment with our risk
appetite is discussed regularly by bolh
the Execulive and Risk Committees with
reference to the property markets and
the external economic environment.

- Individual investment decisions are
subject to robust risk evaluation
overseen by our Investment Commitlee
including consideration of returns
relative to risk adjusted hurdle rates.

- Review of prospective performance of
individual assets and their business plans.

- We foster collaborative relationships
with our co-investors and enter into
ownership agreements which balance
the interests of the parties.

KRls:

- Execution of targeted acquisitions
and disposals in line with capital
atlocation plan (everseen by the
Investment Committeel.

- Annual IRR process which forecastis
prospective returns of each asset.

- Portiolio liquidity including
percentage of our portfolio
in joint ventures and funds.

Change inrisk assessmeant in year

Qur portfolio strategy risk has remained
the same and is considered a medium
impact risk with a medium probability.
During the year, external impacts
discussed in the macroeconomic and
property markel cutlook risks have
influenced our portfolio strategy and
performance. Whilst investmenl marxets
are increasingly competitive in certain
subsectors, we continue to actively
crystalise value from mature and off
sirategy assets into value accrelive
acquisitions and development opporiunities.

Oppertunity

Our portfalio strategy to actively focus

our capital on our competitive strengths in
development, active asset management and
repositioning of assets is a key oppartunity.
We remain active in the investment market
and continue 1o 1ake advantage of value
opportunities and good market pricing of
our asseis, where available. This year has
marked the return to growth for bath our
Campuses and Retail & Fulfilment porifolios.
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PRINCIPAL RISKS continued

(& Develo
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Development provides an opportunity
for outperfarmance but ususlly involves
elevated risk, This is reflected in our
decision making process around which
schemes to develop and the timing of the
development, as well as the execution of
these projects.

Ocvelopment stralegy addresses severat
development risks that could adversely
impact underlying income and capitat
performance including:

~ development letting exposure.
~ censtruction timing and coslts
lincluding construction cosi inflationl.
~ major contractor or subconiracior failure.
- adverse planning judgements

How we menitor and mitigate the risks

- Weapply a risk-controlled development
strategy through managing our
expasure, pre-(etiing strategy
and fixing costs.

- We manage our levels of total and
speculative development exposure within
targeted ranges considering associated
risks and the impact an key financial
metrics. This is monitored quarterly
by the Risk Committee atlong with
progress of developments against plan.

- Prior te committing to a development,

a detailed appraisal is undertaken. This
includes consideration of returns relative
to risk adjusted burdle rates and is
overseen by our Investment Commiltee.

- Pre-lets are ysed to reduce development

letting risk where considered appropriate,

- Competitive tendering of construction
contracts and, where appropriale,
fixed price contracis are entered into.
We measure inflationary pressure an
censtruction materiats and labour costs
land sensitise for a range of inflationary
scenarios| and make appropriate
allowances in our cost estimates and
include within our fixed price contracts.

- Detailed selection and close manitering
of coniractors and key subcontractors
including cavenant reviews.

- Experienced development management
team closely monitors design,

construction and overall delivery pracess.

- Early engagement and strong
relationshigs with planning authorities.
The Board considers the section 172
factors to ensure the impact on the
environment and communilies I1s
adegqualely addressed.

- Through our Place Based appreach,
we engage with communilies where we

_operate to incorporate stakeholder views
n our development aclivities, as detailed
in our Sustainability Briet.

- We gngage with our development
suppliers to manage envirenmental
and social risks, including through our
Supplier Code of Conduct, Sustainability
Briet and Health and Safety Policy.

- Management of risks across our
rasidential developments in particular
fire and safety requirements.

KRls:

- Tatal devalopment exposure <12.5%
of portfalio by value.

~ Speculative development exposure
<12.5% of portfolio ERV.

- Residential development exposure.

- Progress on execution of key
development projects against plan
{including evalualing yield on costl.

- Construction costs inflation farecasts.

Key: Change in risk assessment from last year

Increase No change

Decrease

m New risk
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Change in risk assessment in year

Qur development risk has remained the
same and is considered a medium impact
risk with a medium probakbility.

We are on site with 1.7m sq ft ef
developments, with new commitments
ncluding Phase 1 of Canada Water and
Phase 2 at Aldgate Place. Our development
exposure remains well within our internal
risk parameters of 12.5%; and cur Lotal
development exposure is 6.2% of porticlia
gross asset value with speculative exposure
of &.£% [which is based on ERV and includes
space under offer].

During the year, we saw significant
inflationary increases 1n the construction
supply chain for certain materials

and labour, which have been iurthar
compounded by the war in Ukraine. Qur
inflation forecast lbased on Yendar price
inflation] has increased to around 8-10%

1n 2022 ang around 4-5% for 2023 and 2024
based on an expactation of ongoing wage __ .
pressures for construction workers and
raw materials prices remaining elevated.
This is Irequently under review to ensure
cur contingencies and cost plans are robust
o dea! with the market Huctuations. Having
maintained momenium on our development
pregramme throughout the pandemic

we have been able to place contracis
competitively and 91% of cosls are

fixed on committed developments,

Opportunity

Progressing value accretive development
i5 one of our key priorities for our business
and is a fundamental driver of value.

The strength of our balance sheet, our
relationships with our contractors and the
experience of eur managament leam means
we are well positioned to progress our
development pipeline, whilst mitigating
the risk through a combination of timing,
pre-lets, fixing costs and use of

joint ventures.

We will continue to actively mamtor the
inflationary price intreases or any polential
delays in the construction supply chain and
work wilh pur coniractors 1o manage such
issues. We will also review tha impact on
development returns prior 1o commiiting to
future developrments to ensure we meet our
detailed pre-set criteria subject to approval
by the Investment Commiittee.
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(@ Financing Risks

We manage our investment activity,
the size and timing of which can be
uneven, as well as our development

Failure to adequately manage linancing -
risks may resull in a shortage of funds to
sustain the operations of the business ar

Change in risk assessment in year

Our financing risks overall have remained

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

barrowing facilities.

How we monitor and mitigate the risks

We regularly review funding
requirements for our business plans
and commitments, We manitor the
period uniil financing is required, which
is @ key delerminant of financing activity.
Debt and capilal markel conditions

are reviewed regularly to identify
financing oppertunities that mest

our requirements.

We maintain good long term relationships
with our key financing partners.

We set appropriate ranges of hedging
on the interesl rates on our debt, with

3 balanced approach to have a higher
degree of protection on intergst ¢osis in
the short term and achieve market rate
finance in the medium ta tanger term,
We work with industry bodies and
relevant organisations io participate in
debate on emerging finance regulations
affecting our business.

We manage our use of debt

and equity finance 1o balance the
benefits of leverage against the

risks, including magnification of
property valuation maovements.

We aim to manage our loan to value
[LTV} through the progerty cycle such
that our financial position would remain
rebust in the event of a significant fall
in property values. Alongside LTV, we
also consider net debt to EBITOA which
measures income against our debt fwith
recaurse 0 British Land}. With these
melrics, we do not adjust our approach
to leverage based only on changes in
property market yields.

commitments to ensure that our

LTV and net debt to EBITOA levels
remain appropriate.

Financial covenant headroom is
evaluated regularly and in conjunclian
with transaction approval.

We spread risk through jeint ventures
and funds which may be parlly financed

by debt withaut recourse to British Land.

KRls:

- Period uniil refinancing is required
[not less than two years).

- LTV

- Net debt to EBITDA.

- Finaneial covenant headroom,

- Percentage of debt with interest rate
hedging (average over next five years).

consistent and are considered medium
impact with a low te 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 investment in growth sectors
and Campus development. offset by sales
and valuation increases. However, following
the Paddington Central transaction post
year end our LTV falts to 28.4% on a
praforma basis.

We have retained significant headroom to
our Group covenants, which could withstand
a [all in asset values across the portfolio of
4%%, prior ta taking any mitigating actions-

Market interest rates have risen from very
low levels and further rises are anticipated.
In line with our tnterest rate management
policy, we have hedging on 79% of our
projecled debt on average over the

next five years.

Dur strong senior uasecured rating ‘A’
long term IDR credit rating ‘A-" and
shori term I1DR credit rating ‘F1" were
all affirmed by Fiich during the year,
with a stabie eutlook.

During the year we have signed a new
£100m ESG-linked revolving credit facility
with an initial % year term, extended our
£458m ESG-linked revolving credit facility
o 2027, and raised a new £420m Green
toan’ for the Broadgate joint venture,
secured on 100 Liverpool Street.

We expecl te continue to be able to

access funds from a range of sources in
the debt capital markels, as required by the
business, far unsecured and secured debt.

Opportunity

The scale and quality of our business
enables us 1o access a diverse range

of sources of finance with a spread of
repayment dates, Good access to debt
capital markets ailows us to support
business requirements and take

advantage of opportunities as they arise.

At 31% March 2022, we have £1.3bn of
undrawn, committed, unsecured revolving
facilities and cash; and post campletion of
the Paddington Cenlral transaction we have
no requirement te refinance until {ate 2025,
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PRINCIPAL RISKS continued

@ Environmental Sustainability Risks
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A failure to anticipate and respond
appropriately and sufficiently to [il
environmental risks or opportunities and -
lii] preventative steps taken by goverament
and society could lead to damage to our
reputation, disruption in aur operations

and stranded assets,

This risk category includes the:

- increased exposure of assets to _
physical erwironmential hazards,
driven by climate change.
- policy risk from the cost of complying
with new climate regulations with
specific performance and/or
technology requirements. -
- overall compliance requirements
from existing and ernerging
. environmental regulation.
- leasir_\g risk as a result of less
sustainabte/non-compliant buildings.

How we monitor and mitigate the risks

- We have a comprehensive ESG
programme which is regularly reviewed
by the Board, Execulive Committee and
CSR Committee.

- The sk and Sustainability
Commitlees have overseen our
TCFO working group to implement
the TCFD recommendations including
scenario analyses 10 assess our
exposure to cimate-related physical

net zéro that limits global warming

to 1.5°C.

Qur property management department
operates an environmentat managemaent
system aligned with 150 14001. We
continue 1o hold IS0 14001 and 50001
accreditations at our cammercial offices
and run I50-aligned management
systems at our refall assels.

Climate change and sustainabiity
considerations are fully integrated
within our investment and development
decisions and are evaluated by the
Investment Commiltee and Board

in all investment decisions.

Through our Place Based approach to
social impact we understand the mast
importantissues and opportunilies in the
communities around each of our places
and focus aur efforts callaboratively to
easure we pravide places that meet

the needs of all relevant stakeholders.
We target BREEAM Qutstanding an

aoffices developmanis, Excellent on retail |

and HMQ3* on residential. We have also
adopied NABERS UK on all our new
office developments.

We undergo assurance for key data and
disclosures across our Sustamabitity
programme, enhancing the integrily,
quality and usefulness of the
information we provide.

and transition risks.

- The Sustainability Cammittee monitors
our performance and management
controfs. Underpinned by our SBTi-
climate targets, our gquiding corporate
policies [the Pathway to Net Zero and the -
Sustainability Briel] establish a series of
climate and energy targets to ensure our | -

KRls:

Energy intensity and carbon
emissions. Specilically, energy
performance certificates.

Future cost of carbon offsels to meet
aur 2030 net zero carbon goal.
Partfolio flood risk.

altgnment with 3 societat transition to

Keay: Change in risk assessment from last year

increase No change Qecrease
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New risk

Change in risk assessment in year

Our environmental sustainability risk
outlook has increased in the year and is
considered a medium impact risk with

a medium probability.

Overall, the environmental sustainability
risk putlogk continues to increase in
prorminence and impeortance te our
business, our customners and other key
stakeholders. Also, regulatory requirements
and expectations of compliance with best
practice have increased and continue

10 evolve.

DOuring the year, we have worked closely
with Willis Towers Watson lo quaniify

the key physical and transition risks that
climate change poses lo our business and
this is informing our long term sirategy.
The mast material issues-include: food risk
vulnerabitity: the increasing price of carben
offsets; and the costs of complying with
minirmurn EPC standards. More details

_are provided in the TCFD disclosures

on pages 49-57.

Wa are continuing to improve the energy
efficiency of our standing portfolio and have
completed net zero audits of 29 of our major
office and retait assets, identifying energy
efficient interventions and action plans.
Alangside this process, we are identifying
interventions which improve the EPC rating
of buildings rated C and below to comply
with MEES [Minimum Energy Efficiency
Standard) legislation, which is expected

to require byitdings to be A or 8 rated

{or valid exemptions registered) by 2030.

Opportunity

We have a clear responsibility but also
apportunity to manage our business in
the mosl environmentally responsible and
suslainable way we can. This is integral
Lo aur stralegy; it creates value fof our
business and drives pasitive oulcames

far our stakeholders.

We have made good progress on our 2030
commitments which include ambitious
targets Lo be net zero carbon by 2030 and
a focus on environmental leadership. We
were pleased lo retain our 5 star rating

in GRESE, the global benchmark for real
estate, achieving 5 stars for beth Standing
Investments and Cevelopments for the
second year running.



cople and Culture Risks
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Inability to recruit, develop and retain

staff and Directors with the right skills

and experience required to achieve the
business objeclives in a culture and
environment where employees can thrive,
may result in significant underperformance
or impact the effectiveness of operations
and decision making, in turn impacting
business performance.

How we moniter and mitigate the risks
Qur HR strategy is designed to minimise
risk through:

- informed and skilled
recruitment pracesses.

- ialent performance management
and succession planning for key reles.

- highly cormpetitive cornpensation
and benefits.

- peaple development and training.

- our Hexible warking pelicy belps retain
employees while promoting work-life
balance and helping to improve
productivity.

This risk 1s measured threugh employee
engagemeni surveys, wellbeing surveys,

G0 Customer Risks

employee turnover, exit surveys and
retention metrics. We engage with our
empleyees and suppliers to make clear
our requirements in managing key risks
including health and safety, frauvd and
bribery, modern stavery and other sacial
and environmental risks, as detailed in
our pelicies and codes of conduct.

KRls:
- Valuntary staff turnover.
- 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 reflecting
the challenging operating environment
caused by Covid- 19, together with general
rising wage expectations and a recent
increase in employze mobility.

Following the easing of lockdown
restrictions, we have successfully
transitioned our people back to the office,
whilst supporting individuals with more
ftexible working arrangements, We have
focused on staff welibeing and have actively
sought feedback from staff through pulse
survays and taken several steps as a result
Lo promote wellbeing.

We are committed te improving the
diversity, equality and inclusivily of our
business and in November 2021, the CSR
Commitiee approved our DE&I strategy
which sets out aur 2030 ambitions for
the business.

Opportunity

We have a broad range of expertise

across our business which is critical to the
successful delivery of cur strategy. Our staff
lurnover remains relatively tow. We will
assess our employee propasition to ensure
it still delivers what pecple mostvalue

in a changing labour markel. We have an
opportunity to enhance our good employer
brand, but will continue Lo keep this under
review, and will actively menitor and
prormole wellbeing.

The majority of the Group's income is
comprised of rent received from aur
customers. This could be adversaly
affected by non-payment of rent; occupier
failures; inability to anticipate evolving
customer needs; inability to re-let space
on equivalent terms; poor customer
service as well as potential structural
changes to lease obligations.

How we monitor and mitigate the risks

- We have a high quality, diversified
custamer base and manitor individuat
exposure to individual occupiers
or seclors.

- We perform rigorous occupier covenant
checks ahead of appraving deals and
on an ongoing basis so that we can
he proactive in managing expasure lo
weaker occupiers. An occupier watchlist
is maintained and regularly reviewed by
Risk Committee and property teams.

- We work with our customers to find
ways to best meet their evolving needs.

- We take a proactive assel management
approach to maintain a strong occupier
line-up. We are proactive in addressing

key lease breaks and expiries

to minimise periods of vacancy.
- We regutarly measure customer

satisfaction across our customer

base through customer surveys,

KRls:

- Market letuing risk including
vacancies, upcoming expiries and
breaks, and speculative develepment.

- Occupier covenant strength and
concentration [including percentage
of rent classified as ‘High Risk’].

- 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
considered both a medium te high
impact and probability risk.

Cur customer risk was heighiened at last
year end as most of our customers were
unable to operate their businesses due to
Covid-19 related restrictions, impacling
their ability to pay rent. Whilst aqur
performance continued to be impacied,
our rent collection has recovered to close

lo pre-pandemic levels as the UK economy
recoverad across the year.

We have continued to work closely with our
customers to maximise occupancy and rent
coliection whilst menitoring their covenant
strength and taking actions appropriately.
This is refiected in our rent collection
which is 97% far the year,

As our markets have continued to polarise,
custamers demand more from the places
where they work and shop. We are welt
positioned across beth gur Campuses and
Retail & Fulfitment portfolios where we
focus on providing best-in-class space;
and this has been evidenced by our

strong leasing aclivity.

Looking forward, we are mindful that higher
inpui prices may impact the profitability of
our custamers, particularly on the retail side.

Oppertunity

Successiul customer relationships are
vital to our business and continued growth.
Qur business model is centred around

our customers and aims to provides them
with modern and sustainable space which
aligns to their evolving needs and thal of
our markels.
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{1 Operational and Compliance Risks
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The Group’s ability to protect its -
reputation, income and capital values

could be damaged by a failure to manage
several key operational risks to our

business including:

- Information Systerns & Cyber Security.
- Healih & Safety.

- Thied Party relationships.

- Financial crime comptiance.

He

Compliance [ailures such as breaches
in regulations, third party agreements,
loan agreements or tax legislation
could also damage reputation and

our financiat performance.

How we monitor and mitigate the risks

- The Executive and Risk Committees
mainiain a strong focus on the range
of operalional and compliance risks
te our business.

Information Systems and Cyber Security
~ The InfoSec Steering Committee
chaired by the Head of Strategy,
Digital and Technology, aversees
our 1T infrastruciure, cyber security
and key 1T controls and raports to the
Risk Committee and Audit Committes.

Cyber securily risk is managed using

a recognised security framework,
supported by best practice securily lools
across our fechnology infrastructure,
\T security policies, third party risk
assessments and mandatory vser
tyber awareness training.

alth & Safely

The Health, Safety and Environment
Cammittee is chaired by the Head of
Property Services and governs the
Health & Safety management systems,
processes and performance in terms of
KPIs and reports to the Risk, Audit and
€SR Committees.

Al our properties have general and fire
risk assessments undertaken annually
and any required improvements are
implemented within defined time frames
depending on the categary of risk

All our employees must attend H&S
training relevant to their roles.

Third Party Relationships

We have a robust selection pracess
for our key partners and suppliers;
and contracts contain service tevel

agreements which are monitored regularty.

We maintain 2 portfolio of approved
suppliers ta ensure resilience within
our supply chain.

Financial Crime Compliance

We operate a zero tolerance approach
for bribery, corruption and fraud and
have policies in place 1o manage and
monitor these risks.

All employees must undertake
mandatory raining in these areas,

! KRls

Information Systems
Vulnerability Score.
Cyber Security Breaches.
H&S Risk Assessments.
H&S Incidents.

Key: Change in risk assessment from last year

Increase Na change Decrease
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m New risk

E Change in risk assessment in year

Our Operationat and Compliance risks have
been elevated to a new principal risk which
is considered a medium impact risk with

a medium probability. Key risks include
Information Systems & Cyber Security,
Health & Safety, Third Party Relationships
and Financial Crime Compliance,

The wider use of digital technology across
the Group increases the risks associated
with information systems and cyber security
such as ransomware, phishing, malware
and social engineering. In the wider markel,
cyber risks continue to be heightened due te
the rise in attempted cyber attacks, in some
cases expleiting changes in working
patterns due to Covid-19.

During the year, our Health & Safety 1eam
have cantinued to prioritise the safety of our
people whilst working away from the office
at times as well as the management of
our assets and develdpments (0 ensura
the business is operating in a safe and
compliant manner, We continue to closely
montitor the regulatery enviranment and
respond Lo any new requirememts, for
instance fire safety improverments, to
ensure compliance,

The Group provides third pacty services to

a number of key jeinl venture pariners, the
number of which has expanded in the year,
and ensuring thai the provision of those
services is at an appropriate level continues
to be 3 key focus for the business.

Oppartunity

Cur business is set up to navigate and deal
with comptiexity. Qur ability te manage and
cperate (arge complex praperty portfolios
and developments is a key differentiator and
allows us to work with selected joint venture
pariners who value our expertise. We will
continue 10 invest in and develop our
platform ta deliver these services.



VIABILITY STATEMENT

Viability
statement

Assessment of prospects

The Direciors have worked consistently over
several years to ensyre that Rritish Land
has a strong and rebust 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 factoring
In any income receivable, the facilities
and cash would be sufficient to cover
forecast capital expenditure, property
aperating costs, administrative
expenses, maturing debt and
interest aver the next 12 months,

- The Group retains significant headroom
on its debt covenants, has no income or
inlerest cover tovenants on unsecured
debt and has ne requirement to
refinance until late 2025.

- Inthe year we signed a £420m Green
Loan facility for the Broadgate joint

. venture secured on 100 Liverpool Streat,
arranged a2 new £100m RCF 1o 2027 and
extended an existing £450m RCF for a
further year to 2027,

The strategy and risk appetite drive the
Group’s forecasts. These cover a five-year
period and cansist of a base ¢ase forecast
which includes committed transactions
only; and a forecast which alse includes
nen-comimitled transactions the Board
expects the Graup to make. in line with

the Group's stratagy. A five-year forecast

is considered 10 be the optimum balance
betwean the Group's long term business
model to create Places People Prefer

and the fact that properly investment is a
tong lerm business with weighted average
lease lengths and drawn debt maturities

i excess of five years {5.8 and 6.9 years
respectively at March 2022, offset by

the progressively unreliabte nature of
forecasting in later years, parbcularly given
the historically cyclical UK property industry.

Assessment of viability

For the reasons outlined above, the period
over which the Directors consider it feasible
and approgriate o report on the Group's
vigbility remains five years, to 31 March 2027.

The assumptions underpinning the ferecast
cash flows and cevenant compliance
forecasts were sensitised to explore the
resilience of the Group to the gotential
impact of the Group's significant risks.

The principal risks table an pages 88-%4
summarises those matters that coutd
prevent the Group from delivering on its
strategy. A number of these principal risks,
because of their nature or potential impact,
could also threaten the Group’s ability te
contlinue in business in its current farm if
they were to accur.

The Direclors paid particular allention

to the risk of a deterioration in economic
outlock which would adversely impact
property fundamenilals, including investor
and occupier demand, and which would
have a negative impact on valuations,
cashflows and a reductian in the availability
of finance. In addition, we have sensitised
for the potential implications of a major
business event and/or business disruption.
The remaining principal risks, whilst having
an impact on the Group’s business model,
are nat considered by the Directors to have
a reasonable likelihood of impacting the
Group’s viability over the five-year period

10 31 March 2027.

The most severe but plausible dawnside
scenario, reflecting a severe economic
downturn, incorparated the

fottowing assumptions:

- Structural changes to the properly
market and customer risk, refiected
by an £RV decline, occupancy decline,
increased void perieds, development
delays, no new letlings during FY23, ihe
impact of a proportion of our high risk
and medium risk occupiers entering
administration, and lower rent
colleciion las previously
experienced during Covid-19].

- Areduction in investment property
demand to the level seen in the last
severe downturn in 2008/09, with
cutward yield shift to 9% net
equivalent yield.

The outcome of the "severe downside
scenario’ was that the Group’s covenant
headroom on exisling debt [i.e. the level

at which investment property values would
have ta fall before a financial breach occurs)
reduces from 49% to, al its iowest level,
18%. prior to any mitigating actions such as
asset sales, indicating covenants on exisling
facilities would not be breached.

Based on the Group's current
commitmenis and available facilires there
is no requirement te refinance until ate
2025. In the normal course of business,
financing is arranged in advance of
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expected requirements and the Directars
have reasonable confidence that additional
or replacement debt facilities will be putin
place prior to this date.

In the ‘severe downside scenario’ the
refinancing date reduces to early 2025.
However, in the event new {inance could not
be raised mitigating actions are available

to enable the Group to meet its future
liabilities at the refinancing date, principally
asset sales, which would atlow the Group to
continue to meets its liabilities over the
assessment period.

Viability statement

Having ¢onsidered the forecast cash flows
and covenanl compliance, and the impact
of the sensitivities in combination in the
‘severe downside scenario’, the Directors
confirm thai they have a reasonable
expeclation that the Group will be able

to cantinue in operation and meet its
liabalities as they falt due over the

period ending 31 March 2027.

Going concern

The Directors also considered it apprapriate
to prepare the financiat statements en the
going concern basis, as explained in the
Governance Review.

During the year the Board assessed

the appropriateness of using the ‘going
concern’ basis of accounting in the financial
statements. The assessment considered
future cash flows and debt facilities [to
assess the liquidity risk of the Companyl
and the availability of finance [to assess
solvency risk). The assessment covered

the 12-month period required by the

‘geing concern’ basis of accounting.

Following these assessments, the
Directors believe that the Group is well
placed to manage its financing and other
business rigks salisfactorily and have a
reasonable expeclation that the Company
and the Group have adequale resources to
continue in pperation for at least 12 months
from the date of the Annual Report. They
therefore consider it appropriate to adepl
the geing concern basis of accounting in
preparing the financial statements.

The Strategic Report was approved by the
Board on 17 May 2022 and signed on its
behalf by:

(For s

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 Statement
on page 10 the Company has a clear and
ambitious strategy to fulfil its purpose in
creating Places People Prefer. By ulilising
our compelitive advantage in active asset
management and development ¢embined
with meaningiul slakeholder engagement,
the Company is working hard to capture
growth ang deliver financial returns in an
increasingly more sustainable way.

The Board's role during the year has been
to challenge arid support management both
in the development of the new strategy and
in its execution, providing chaltenge and
independent tines of sight to refine and

. maximise the business’s objectives.

As the Company has delivered cn its priority
to more actively recycle capital from its
mature portfolio and invest into growth
seclors, unique developmenis and value
apportunities, the Board has taken bold
decisions whilst ensuring financial and
organisational longevity. Financial capacity,
the demands on the workforce, shareholder
returns, our sustainability goals and the
impact on our broader stakeholders

have all been at the forefront of our
decision-rnaking process.

The nature ol our business, from investing

- in and developing properiies (o managing

and curating our spaces, means we have
a continuous dialogue with a wide group

‘of stakeholders and consider our

environmental and social impacts in
alt that we do. This cultural approach
is central to our purpose and flows
through all levels of the arganisation.

As the Company continues to work towards
its ambitious strategic and sustainability
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Training

During the year, the Board participated
in a deep-dive training session on the
progress against our 2030 Sustainability
Straiegy and the future nitiatives that
will drive carbon reduction. Qur subject
matter experts provided detailed training
on the technical aspects of embodied
and operational carbon, the Company’s
broad sustainability reporting
pragramme, external investor and
analyst views on sustainability and

the focus of the management teamn

for the year ahead.

Glossary

1. Rernuneration policy and engagement
with sharehotders [DRR page 127|

2. Director biographies
|Directors’ Report page 101)

3. Board changes and appointment
process followed dufing the year
[Nomination Cammittee Repory,
page 114)

AGM

Following the success of the 2021 AGM,
we will once again be holding a hybrid
meeting on 12 tuly 2022 at Storey Club,
100 Liverpoo! Street. Fult details are
conlained within the 2022 Notice

of Meeting. We would encourage
shareholders to join either virtually or
physically and participate in the meeting.

objectives, the Board will continue to
develog its operation to ensure thal the
goverpance framewark the Company
operates under is complementary to
those abjectives.

This year, | want te provide you with

an insight into the core role of the Board
during the year under review, with a facus
on stakeholder engagement and the impact
it has on our decision making process. The
case studies on the following page give a
real insight into the wark of the Beard and
the rnatiers that are considered that go to
the hearl of how British Land operates.

| hope you find this new format useful

and enjoy reading about our work.

The rest of our corporate governance report
will describe in detail haw the Company
continues to uphotd high standards of
corporate governance. Each Committee
Chair will provide a detailed view of the
work thal their respective Commitiee

has undertaken.
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CHAIRMAN'S INTRODUCTION continued

As | look forward to the year ahead, | would
like to take the opporstunity to thank my
celleagues on the Board and across the
business for their continued hard work
and dedication.

i 0&"9"

Tim Score
Non-Executive Chairman

Stakeholder engagement
Stakeholders are at the centre of our
decision making process to ensure that as 3
business we produce Places People Prefer.
Pages 32-34 cutline our stakeholder

engage with them.

The following case studies provide
examples of principal decisions taken by the
Board during the year, and how Oirectors
have had speaific regard to elements of
section 172 {al-[§i of the Companies Act
2006. Our formal seciion 172 Statement

is within the Strategic reporl on page 33.

Qur Workiorce Engagement Statement is
incerporated within the report of the CSR
Committee on pages 114-115 which
provides Board level oversight of this
irmpartant waork. -

Canada Water

Warking with AustralianSuper and in partnership
with Southwark Council, this mixed use scheme
is expected to include 3,000 new homes
alongside 3 mix of commercial, retail

and community space.

Image is a CG/

190

Applied governance
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Principal Board Decisions

The Directors individually and collectively
consider their abligations under section
172 (a)-(f) of the Companies Act 2004
when making decisions. Managementi take
care to prepare decision papers that are
scrutinised at gxeculive level commitlees
and subseguently endorsed if appropriate
before they are presented to the Board.
Directars take great camfort from the -
detail and ditigence that managernent
apply in preparing pagers, and individual
Board members often take the opportunity
to have briefings with subject matter
experts to bolster their knowledge.

A checklist is provided within rach
decision paper that details the individual
subsections of section 172 and the impact
that the decision is likely to have on each
stakehatder group. Whilst atl stakeholder
groups are considered, the following are
some examples of the principal decisions
taken by the Board during the year

that demonstrate the impact of the
decisioh pracess:

Case studies:

1. Part disposal of Canada Water

to AustralianSuper

In March 2022, the Company announced
the sale of 50% of our share in the Canada
Water Masterplan to AustralianSuper

and the creation of a new joint venture.
The transaction detivered on our plan

to introduce a partner on the projact to
accelerate delivery of and returns from
the Masterpian. This new struclure aiso
provides visibility over the 10-year
development programme, benefiting the
internal project team, the suppliers and
partners that we are contracted with and
the lecal communities and end customers
that will be able to have the benefit of the
scheme once finished.

Securing & partner as credible as
AustralianSuper with a track record in
responsible investing and delivering mixed
use redevelopments within London was
a key consideration for the Board. The
[ong term impacls an the Company’s
reputation for high standards of business
conduci are reflecled by our ¢chaice of
AustralianSuper and the Board was
sausfied that, culturally, the two
organisations would fit welt tagether.

2. 2 Finsbury Avenue

The Board approved the demolition of
the existing Z Finshury Avenue building
and enabling works for the proposed
redevelopment in January 2022. In
doing so. the Board had regard io the
environmental impact af the scheme
by reference to the Company's 2030
Sustainability Strategy and the
embaodied carbon levels proposed

for the development.

in preparation for the proposal being
broughl to the Board, the Investment
Committee reviewed the proposal on
two separate occasions and challenged
the project team to make design and
procurement changes to reduce carben
io a market leading level far a new high
rise building.

The proposal that the Board subsequently
considered detailed how material and
method innovations had been employed

ta improve the sustainability credentials of
the dasign, which in turn slightly increased
development costs. Reflecting strang
demand for more sustainablte space, as
evidenced at 1 Broadgate which was fully
let four years ahead of completion at
attractive rents, the Board was satisfied
that any increase in costs would be more
than offset by higher rents 3s a result of
its stronger sustainatility credentiats.

3. Free shares

As detziled within the CSR Committee
report on page 115, the employee
engagement survey is a key tool that the
Board relies on for detailed engagement
with the workforce. An area of particular
teedback highlighted in the annual survey
in February 2022 was how much
emplaoyees had valued the Free Share
awards under the Company's Approved
Share Incentive Plan which had been
suspended during the Covid-19 pandemic.

Management had originally intended (o
continue to suspend the award of free
shares as part of the budget forecasting
process lar the year ending 31 March
2023, However given the sirong financiat
performance ef the Company during the
year and the high value our employees
put on the Free Share awards, the Board
approved the proposai by management Lo
provide Free Share awards across all BL
employing compantes.
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BOARD OF DIRECTORS

Driving success

Our Board develops strategy and
leads British Land to achieve
long term suecess.

1.Tim Score

Non-Executive Chairman [N]
Appointed as a Non-Executive Qirector
i March 2014 and as Chairman in
Juty 2015

Skills and experience

Tim has significant expenence in the
rapidly evolving global technology landscape
and brings years of engagement bath with
mature economies and emerging markets
te the Board.

He is the Depuly Chair, Senior Independent
Director and Chair of the Audit Committee
at Pearsan plc and is a Non-Executive
Director al the Foetball Association.

He is also a Non.Executive Director and
Chair of the Audit and Risk Committee at
Bridgepaint Group ple and sits on the board
of trustees of the Royal National Theatre.
Tim was formerly 5 Non-Executive Director
at HM Treasury, Chief Financial Dfficer of
ARM Holdings PLC and held senior financial
positiens ai Rebys Group Limited, Willizm
Baird plc. Lucasvarily plc and BTR plc.
From 2005 to 2014, he was a Non-Executive
Director of National Express Group PLC,
including time 3s interim Chairman and

six years as Senior Independent Cirecior.

2. Simon Carter

Chief Executive Dfficer

Appoinied to the Board as Chief Financial
Officer in May 2018 and as Chief Executive
in November 2020.

Skills and experience

Simon has extensive experience of finance
and the real estate sector. He joined British
t.and from Logicor, the owner and operater
of European logistics real estate, where he
had served as Chief Financial Officer since
January 2017. Prior ta joining Logicar, from
2035 to 2017 Simon was Finance Directer at
Quintain Estates & Development Ple. Simon
previously spent over 10 years with British
Land, working in a variety of financial and
strategic rales and was a member of our
Executive Comnitiee from 2012 until his
departure in January 2015. Siman atsa
previcusly worked for UBS in fixed income
and gualified a5 a chartered accountant
with Arthur Andersen. In May 2022, Simon
was appeinted to the Board of Real Estate
Balance. 2 campaigning organisation
warking (0 improve diversity and

inclusion in the real estate industry.

2

3. Bhavesh Mistry
Chief Financial Officer
Appointed to the Board in Juty 2021.

Skills and experience

Bhavesh brings a broad range of financial,
strategic and transformation experience

to British Land gained acress a number of
multinational organisations. Prior to joining
British Land. Bhavesh was Deputy Chief
Financtal Officer at Tesco PLC. Bhavesh has
previously hetd senior finance and strategy
reles in 2 range of consumer-facing
businesses inctuding Whitbread Hotels

and Reslaurants, Anheuser Busch InBev
and Virgin Media. Bhavesh qualified as a
Chartered Accountant with KPMG and holds
an MBA from London Business Schoaol.

Board Committee membership key
Audit Committee

Corporate Social Responsibility Committee

B e

Naminatien Commillee

Remuneratian Commiltee

Chair af 2 Board Commitlee

O
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4. Preben Prebensen

Senior Independent

Naon-Executive Director B ] [E
Appointed as a Non-Executive Director in
September 2017 and Senicr Independent
Director i July 2020.

Skills and experience

Preben has 30 years’ experience in
driving Llong term growth for Brilish
banking businesses.

He is currently the Independent
Nan-Executive Chairman of Riversione
Internationat, having previousty been Chief
Executive of Close Brothers Group ple from
2009 until 2020. Preben was formerly the
Chief tnvestmnent Officer of Catlin Group
Limited and Chief Executive of Wellington
Underwritirg ple. Prior to that he held a
number of senior positiens at IP Margan.

m



BOARD OF DIRECTORS continued

Board Committee membership key

Audit Committee

Corparate Social Responsibility Committee
Nomination Committes

Remuneration Commiliee

CEee@

Chair of a Board Committee

5. Laura Wade-Gery

Non-Executive Director [RIT3
Appainted as a Non-Execulive Director
in May 2015.

Skills and experience

Laura has deep knowledge of digital
transformation and custemer experience
and brings her experience leading business
change management {o the Board.

She is Chair of NHS Digital and 2
Non-Execulive Oirecter of NHS England.
Mast recently, Laura accepted the position
of Non-Executive Director at Legal &
General Group plc. Until Aprit 2021, she
was a Non-Executive Director of John
Lewis Parthership plc. Previously, Laura
was Exacutive Director of Mulli Channel at
Marks and Spencer Group plc, served in 3
number of senior positions at Tesco PLC
including Chief Executive Officer of Tesco.
com and was a Non-Executive Director of
Reach PLC {formerty known 3s Trinity
Mirror plcl.

6. Loraine Woodhouse
Non-Executive Qirectar

Appointed as 3 Non-Executive Director
in March 2021.

Skills and experience

Loraine has extensive experience across all
finance disciplines and has worked within
many different sectors including real estate
and retail,

Loraine has been Chief Financial Gificer of
Halfords Group plc since 1 Novernber 2018.
Prior to joining Hallords, Lorzine spent five
years in semor finance roles within the Jahn
Lewis Partnership. In 2014 Loraine was
appointed Acting Group Finance Direclor
and subsequenlly as Finance Director of
Waitrose. Priar to that, Loraine was Chief
Financial Officer of Hobbs, Finance Director
of Capital Shepping Centres Limited
fsubsequently Intu Plc) and Finance
Director of Costa Coffee Limited. Loraine’s
early career included finance and 1nvestor
relations roles at Kingfisher Plc.

&

7. Alastair Hughes

Non-Executive Director
Appointed as a Non-Executive Director
in January 2018.

Skills and experience

Alastair has proven experience af growing
real estale companies and is 2 fellow of the
Royal Institution of Chartered Surveyors

Alastair is a Non-Executive Director

of Schroders Real Estate (nvestment Trust
Limited, Tritax Big Box REIT and QuadReal
Property Group, with over 25 years of
experience in real estale markets.

He is a former Director of Jones Lang
LaSalie Inc. (JLLI having served as
managing directar of JLL in the UK

as CEO for Europe, Middle East and
Africa and then as CEQ for Asia Pacific.
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8. Irvinder Goodhew

Man-Executive Director
Appointed as a Nen-Executive Directar
in Jctober 2020,

Skills and experience

Irvinder brings over 25 years of experience
through operational, strategric and digitat
transfarmation roles i 2 broad range of
sectors including retail. consutting and
financial services.

She is currently a Managing Director at
Alvarez & Marsal and was previously a
Transformation Director at Lioyds Banking
Group ple. Irvinder hetd several senier
executive positions in the UK and Australia
in consumer facing industries, across
supply chain operalions, strategy and
transformation far FTSE 100/ASX
arganisations including J Sainsbury pic.
Caoles Group and BOC Group. rvinder's
industry experience 1s complemented

with 3 career in global stralegy consulling
including her rote 3s a Partner with AT
Kearney leading their consumer and reltail
practice in Australia and New Zealand.



9. Nicholas Macpherson
Non-Executive Director

Appointed as a Non-Executive Director
in Decernber 2016.

Skills and experience

Nicholas has directed organisations
through bath fiscal and strategic change
management and brings this vital expertise
to the Board.

He is Chairman of The Scottish American
investment Company PLC, a Director of C.
Hoare & Co. and a member of the Advisary
Council to Arcus Infrastruciure Partners.
Nichglas was the Permanent Secretary to
the Treasury for over 10 years from 2005
to March 2014, leading the department
through the financial crisis and
subseguent period of banking reform.

10. Lynn Gladden

Non-Executive Director [ B
Appointed as a Non-Execulive Director
in March 2015

Skills and experience

Lynn is recognised as an authority in
working at the interface of advanced
technology and indusiry. Her critical
thinking and analytical skills bring a
unique dimension to the Board.

She is Shell Prafessor of Chemical
Engineering at the University of Cambridge
and was appointed as Executive Chair of
the Engineering and Physical Sciences
Research Council fUKRI] in 2018. She is
also a fellow of the Royal Society and
Rayal Academy of Engineering.
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11. Mark Aedy
Non-Executive Director @
Appointed as a Non-Executive Directar in

~ September 2021,

Skills and experience

Mark is a Managing Director and Head of
Moelis & Company EMEA & Asia Investment
Banking. Prior to 2009, Mark was on the
Global Executive Commitiee of Corporate &
Investment Banking at Bank of America
Merrill Lynch and befare that was Head of
Investrment Banking EMEA at Merrill Lynch.
Aside from his executive career Mark holds
various non-profit and public secter board
roles, including Senidr Independent Director
of the Rayal Marsden NHS Foundation Trust
and is a Trustee of the HALQ Trust. He is
also a Visiting Fellow at Oxford University.
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A

12. Brona McKeown

General Counsel and Company Secretary
Appointed as General Counset and Company
Secretary in January 2018, In January 72022
Brona also took on respansibility for

Human Resources.

Skills and experience

Befare joining British Land, Brona was
General Counsel and Company Secretary
of The Co-operative Bank plc far four years
as part of the restructuring executive tearm.
Immediately prior to that she was Interim
General Counsel and Secretary at the
Coventry Building Society. Prior to October
2011, Brona was Glabal General Counsel of
the Corporaie 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

A strategic enabler

Our governance structure
ensures that the right people
have access to the right

information. Delegated
authorities throughout

our organisation enable
effective decision making

at appropriate levels.

Board attendance

The British Land Company PLC 00621920

Meeling
Dicector Attendance
Tim Sc¢ore 876
Simon Carter [31]
Bhavesh Mistry 5/5
Preben Prebensen &/
Mark Aedy 13
Lynn Gladden &/6
Alastair Hughes 8/6
Jrvinder Goondhew &/6
Nichotas Macpherson 616
Laura Wade-Gery' 5/6
Laraine Woodhouse 616

1 Lavra Wade-Gery missed one Board meeting in May 2021 due to illness, but ensured a full report 6( the”
matters considered by the May 201 Remuneration Commitlea which she had chaired was made at the
Board meeting despite not being able to atlend herself.

The Board continues to demonsirate individual and callective carnmitment ko British Land by devoting

sufficient time to discharge its duties and each year the Directors are asked ta report their time spent on
British Land commitments ) addition 10 formal eneebngs, the Board met collectively with managemant
in February tor the annual strategy oifsite as well as {or informal netwarking events throughaut the year.

Governance framework

104

Board of
Birectors

Chief
Executive

Community

Investment
Committee

Audit

Committee

Investment
Committee

Transitien
Vehicle
Commitiee
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Corpaorate
Social
Responsibility
Cormmittee

Executive
Committee

Health
and Salety
Committee

Nomination

Remuneration

Commitiee Committee

Executive
Mambership
comprises
Execulive
Cammittee
members,

The Commiitees
ensure the
implementation
of the Company
slrategy.

Risk
Committee

Management
Membership comprises
key persannel from
acrass the business

in the relevant subject
area, The Commillees
are involved n the
grarular day ta day

tasks within their remit.

Further information about the different
Committees can be found on page 107

Sustainability
Committee




GOVERNANCE REVIEW

Corporate
Governance
Report

Code compliance

We are reporting égainst the 2018 UK
Corporate Governance Cade [the 'Code’)
available at frc.org.uk. The Board considers
that the Company has compliad with all
relevant provisions of the Code throughout
the year.

For the purposes of Provision 5 of the
Code. the Board has designaled the CSR
Commitlee as our prescribed method

of overseeing workforce engagement,
which provides greater resource at Boarg
level than a single board member and
dermonstrates our continued commitrnent
to excellent werkigrce 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 whao live in and around them.
The changing way peaple choose 1o work,
shop and live is what shapes our strategy.
enabiing us io drive demand for our space,
in turn creating value over the long term.

The Board, supported by an expert
fmanagement team, cantinues to maximise
the competitive advantages of the Company
by utilising a deep history of stakehalder
engagement to produce Places People
Prefer and maximise sustainable value for
shareholders, The Company s led by the
Board in its entrepreneurial appreach to
placemaking and continues to innovate

and produce world class destinations.

As at 31 March 2022, the Board comprised
the Chairman, the CEQ, the CFO and eight
independent Non-Execulive Directars.

We cantinue to have a strong mix of
axperienced individuals on the Board. The
majority are independent Non-Executive
Directors who are not only able 1o offer

an external perspeclive on the business,
but also constructively challenge Executive
Directors, particularly when developing the

Company’s strategy and in their perfarmance.

QOur governance structure is designed to
ensure that decisions are taken at the
appropriate levet and with the proper
degree of oversight and challenge.
Elements of our business require quick
decision making and this is enabled by an
agile Board and management team that
callaboraie effectively on complex issues.
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Strategy days

Follawing the lifting cf pandemic
restrictions, the Board was able to hold its
annual sirategy off-site in persen in Londen
tn February 2022. The evenl was attended by
the full Board and Executive Committee and
was structured to atlow for the development
of and challenge to the Company’s corporate
strategy. with a balanced program aof
presentations, debate and discussion.

The CED, senior execulives and external
guests detivered a number of presentatiens
to attendees, providing in-depth analysis on
aspects of the business and the externat
environment. Areas of fecus included:
driving returns an retail parks and our
London Campuses, our people strategy,
development in the innavation seclor,

and presentations from external parties

on the role of cities in a post-pandemic
envirenment and emerging technologies
including the metaverse.

Culture and stakeholder engagement
The Company’s purpose is core tg every
decision taken by the Board. As detailed
on pages 8-9, the Campany has

a framewark of values and strategic
measures that underpin our purpose

to ensure 1hat the strategy and cullure
of the Company are aligned. Led by the
CSR Committee, we have a bread range
of workforce engagement mechanisms
tc ensure the Board is able (o assess the
culture of the organisation. Qur workforce
engagement mechanisms are described
on pages 114-115.

Alithough the CSR Commitiee has general
oversight of and responsibility for workforce
engagement, it collaborates with cther
Board Committees as appropriate io the
extent that issues identified fall under the
remit of a different Committee. The Board
is reguiarly updated by Commiltee Chairs.
The Board has delegated oversight of the
Company’s whistleblowing arrangernents
to the Audit Committee but retains overatl
responsibility and receives updates on
cases as appropriate.
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GOVERNANCE REVIEW conltinued

Bourd leadership

-

and company purpose

The British Land Leadership Team consists
of the Executive Committee and its direct
reports in management roles who meet
regularly both formally and informally

o ensure there s a direct and visible link
across the business, and act as & channel
for workforce views Lo reach the Board.

As well as workfarce engagement, the CSR
Committee has formal responsibility for
engagement with the Company's wider
stakeholders. Stakeholder engagement is
integral to creating Places People Prefer
and the decisions taken by the Board to
maximise shareholder value are enhanced
bty the views of the diverse range of
stakeholders andg wider communities that
we serve. The mechanisms that ensure
eftective stakeholder engagement are
detailed on pages 32-34. Examples

ef how principal decisions taken by the
Board have been shaped by ihe impacts
on aur stakeholders are described in

the Chairman’s letter on page 99.

Further information an Gritish Land’s cantridution io
wider sociely can be lound on pages 38-48

Engagement with major shareholders
Institutional investors and analysts
receive regular communications from
the Compaay, inctuding investar relations
events, one-to-one and graup meetings
with the Chairman and Executive Directors,
and tours of our majar assets. We have a
dedicated investor relalians learn which
manages our day io day shareholder
engagement and provides regular
feedback 1o Ihe board.

Throughou! the year we have hosted a
numbar of investor events, both virtually
and in parson after the lifting of pandemic
restrictions. Investar events including site
taurs have been held at Canada Water and
Nortan Folgate, and the CEQ, CFO and Head
of Real Estate have delivered their usual
half year and full year resulis presentations
as well as parlicipating in a number of
virtual and in-person roadshows, privale
cliants raadshows and retait investor
meetings. We also engaged with our major
shareholders during our review of our
Remuneration Policy. The resulting changes
to the policy are summarised on page 129.
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The Chairman is comnitted Lo ensuring
that shaceholder views, both pasitive and
negative, are relayed back to the Board and
is assisted by the execulive team in deing
so. The Chairman, Senior Independent
Dicectar, CEQ and CFO are available to
address any concerns our stakeholders may
wish to raise. In June 2021 the Chairman
attended a number of meetings with key
investors and shareholders including,
among others, BlackRock, Norges Bank
and Brookiield.

In addition to the Chairman’s efforts, the
Chief Executive provides a written report
at 